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cCITY O

Grand Junction
(“Q COLORADDO

Call to Order — 6:00 P.M.

**CONSENT CALENDAR***
1. Minutes of Previous Meetings
No Minutes Available

[File#PLD-2016-326]
2. Amending the ODP and PD Ordinance for Highlands Apartments Attach 1

Request approval to amend the Outline Development Plan and Ordinance No. 4652.
Action: Recommendation to City Council

Applicant: Grand Junction Housing Authority - Owner

Location: 805 and 825 Bookcliff Avenue

Staff Presentation: Lori Bowers, Sr. Planner

***INDIVIDUAL CONSIDERATION***

Attach 2
3. Amending Title 25 — 24 Road Corridor Design Standards [File#ZCA-2016-111]

Request to amend the Grand Junction Municipal Code, Title 25, 24 Road Corridor
Design Standards.

Action: Recommendation to City Council
Applicant: City of Grand Junction

Location: 24 Road Corridor Sub-area
Staff Presentation:  David Thornton, Principal Planner


http://www.gjcity.org/
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4. Redlands Hollow Rezone [File#RZN-2016-253] Attach 3

Request approval to Rezone 2.88 acres from an R-2 (Residential — 2 du/ac) to an R-4
(Residential — 4 du/ac) zone district.

Action: Recommendation to City Council
Applicant: Barbara Krause — Owner
Location: 508 22 4 Road

Staff Presentation: Scott Peterson, Sr. Planner

5. Other Business

6. Adjournment
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Date:June 24, 2016

CTT OF °
Grand lunCtlon Author: Lori V. Bowers
(—& Rl Title/ Phone Ext: Sr. Planner /

256-4033
Proposed Schedule: PC-July 12, 2016
Attach 1 CC- 1* reading August 3, 2016

2nd Reading: August 17, 2016

PLANNING COMMISSION AGENDA ITEM File #: PLD-2016-326

Subject: Amending the ODP and PD Ordinance for Highlands Apartments

Action Requested/Recommendation: Forward a recommendation of approval to City
Council to Amend the Outline Development Plan and Ordinance No. 4652.

Presenter(s) Name & Title: Lori V. Bowers, Senior Planner

Executive Summary:

The Grand Junction Housing Authority is requesting to amend Ordinance No. 4652 (see
attached), an Ordinance rezoning approximately 3.76 acres from R-16 to PD (Planned
Development) with a default zone of R-24 for the Highlands Apartments. The request is to
add four additional dwelling units, which exceeds the maximum density range by .63 dwelling
units.

Background, Analysis and Options:

The Grand Junction Housing Authority was granted approval of the Highlands Apartment
project on January 7, 2015. The Ordinance allows for the construction of 128 senior
multi-family dwelling units, in two phases, along with some ancillary uses at 805 and 825
Bookcliff Avenue. A zoning density range of 24 to 32 dwelling units per acre is provided in
Ordinance 4652. The request is to amend the Outline Development Plan from 128 units to
136 units. The addition of four more residential units is internal to the structure and does not
expand or change the approved foot-print, or the elevations of the building. It does however
exceed the maximum density of 32 units per acre by 0.63. The Zoning and Development
Code allows changes in the bulk standards up to 10 percent so long as the character of the
site is maintained. The character of the site is maintained since the new additional units
would be internal to the structure.

How this item relates to the Comprehensive Plan Goals and Policies:
Goal 5: To provide a broader mix of housing types in the community to meet the needs of a
variety of incomes, family types and life stages.

The proposed project will provide affordable senior apartment living in an area where needed
services are readily available.

How this item relates to the Economic Development Plan:
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Goal:Continue to make strategic investments in public amenities that support Grand
Junction becoming “the most livable community west of the Rockies by 2025.”

The proposed project is a quality development and will provide visual appeal through
attractive public spaces throughout the Planned Development. It will also provide a needed
housing type.

Board or Committee Recommendation:
The Planning Commission will make a recommendation to the City Council.

Financial Impact/Budget:
No financial impact can be identified at this time.

Legal issues:
The City Attorney has reviewed and approved the form of the proposed ordinance.

Other issues:
No other issues have been identified.

Previously presented or discussed:
This request has not been previously presented or discussed.

Attachments:
1. Staff Report
2. Site Location Map
3. Ordinance 4652
4. Ordinance
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Location: 805 and 825 Bookcliff Avenue
Applicants: Grand Junctio_n Housing Authority, owner and
developer. Rich Krohn, representative.
Existing Land Use: Vacant land
Proposed Land Use: Residential
N St Mary’s Hospital property and Colorado West
orth : ” .
Surrounding Land Senior Citizens housing
Use: South Tope Elementary School
East Apartment building and single-family residences
West Business offices
Existing Zoning: PD (Planned Development)
Proposed Zoning: PD (Planned Development)
PD (Planned Development) & R-16 (Residential —
North 16 du/ac)
Surrounding Zoning: | goyth R-8 (Residential — 8 units per acre)
East R-16 (Residential — 16 units per acre)
West B-1 (Neighborhood Business)
Future Land Use Designation: Business Park Mixed Use
Zoning within density range? X | Yes No

Background

The proposed project is located on the south side of Bookcliff Avenue between 7th Street and
9th Street across from the south terminus of Little Bookcliff Avenue. The Grand Junction
Housing Authority purchased the subject property in August 2013. The parcel was annexed
into the City in 1964 as the McCary Tract Annexation. Air photos, dating back as far as 1937
show the property as vacant.

The property consists of 3.785 acres. Per Section 21.03.040(i)(1)(i) for the purpose of
calculating density on any parcel, one-half of the land area of all adjoining rights-of-way may
be included in the gross lot area. The half street right-of-way at the north boundary of the
subject property is 30 feet by 550 feet (16,500 square feet) or .379 acres, making the total
acreage for density calculation 4.168 acres. The applicants were specific in their proposal
to develop the property into 128 units of multi-family senior residential units in two phases.
In addition, areas for indoor amenities such as an office for a resident manager, office areas
for service providers such as home health care, a visiting office for the Veterans
Administration, together with fithess, wellness, and socializing areas will be constructed.
While the Recitals of the Ordinance is specific to 128 units, a density range of 24 to 32 units
per acre was provided in the Ordinance. The applicants are requesting to increase the
maximum allowed density by one to provide an additional four units in Phase 2. The total
number of units for the project will be 136, exceeding the maximum number of dwelling units



Planning Commission July 12, 2016

by just over a half a unit (0.63). The zoning density range will have a maximum of 33
dwelling units per acre, which is well under the 10 percent deviation allowed by the Code.

The additional four units are internal to the structure and does not expand or change the
approved foot-print of the building or the exterior elevations. This is accomplished by
deleting some of the smaller amenities that were planned for Phase 2 of the project. Onsite
parking will remain unchanged at 154 spaces. This corresponds to 1.13 spaces per unit.
There are also 27 on street parking spaces available on Bookcliff Avenue. Based on the
Housing Authorities extensive experience with similar developments it has constructed in the
past, this will provide sufficient parking for this development

Consistency with the Comprehensive Plan

The proposed ODP is consistent with the Comprehensive Plan Goal 5: To provide a
broader mix of housing types in the community to meet the needs of a variety of incomes,
family types and life stages.

The Future Land Use Map of the Comprehensive Plan shows this area to develop with the
designation of Business Park Mixed Use. Applicable zones that support this designation
include R-8, R-12, R-16, R-24, R-O, B-1, CSR, BP and I-O. R-24 is the default zone for the
Planned Development.

Review criteria of Section 21.02.150(e) Amendments to Approved Plans of the Grand
Junction Municipal Code

The use, density, bulk performance and default standards contained in an approved PD
rezoning ordinance may be amended only as follows, unless specified otherwise in the
rezoning ordinance:

(i) No use may be established that is not permitted in the PD without amending the
rezoning ordinance through the rezoning process. Uses may be transferred between
development pods/areas to be developed through an amendment to the ODP provided
the overall density for the entire PD is not exceeded,;

This is not a request for a change in use, only to allow four more dwelling units,

which exceeds the allowed density range by a little over six tenths of a percent. It is
just a fraction over the allowed density range of Ordinance 4652. The default zone of
R-24 has no maximum density.

(i) The maximum and minimum density for the entire PD shall not be exceeded
without amending the rezoning ordinance through the rezoning process;

The request is to increase the maximum density currently allowed for in the PD
Ordinance by one.

(iii)  The bulk, performance and default standards may not be amended for the PD or
a development pod/area to be developed without amending the PD rezoning ordinance
through the rezoning process.
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Density is a bulk standard. The density will exceed the current density allowed within
the Ordinance by one. Because Ordinance No. 4652 specified 128 dwelling units the
Ordinance must be amended to allow four additional units, and expand the maximum
density range already provided within Ordinance No 4652.

FINDINGS OF FACT/CONCLUSIONS

After reviewing the Grand Junction Housing Authority application, PLD-2016-326 for an
amendment to the Planned Development, Outline Development Plan Ordinance, Staff
makes the following findings of fact and conclusions:

1. The requested amendment to the Planned Development, Outline Development Plan
Ordinance is consistent with the Comprehensive Plan.

2. The review criteria in Section 21.02.150(e) of the Grand Junction Municipal Code
have all been met.

STAFF RECOMMENDATION:

Staff recommends that the Planning Commission approve the requested Amendment to the
approved plan, Planned Development, Outline Development Plan, PLD-2016-326 with the
findings and conclusions listed above.

RECOMMENDED PLANNING COMMISSION MOTION:
Madam Chairman, on item PLD-2016-326, | move that the Planning Commission forward a

recommendation of approval to the City Council for the requested amendment to Ordinance
No. 4652, allowing four additional dwelling units for the Highlands Apartments.
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CITY OF GRAND JUNCTION, COLORADO
ORDINANCE NO. 4652

AN ORDINANCE REZONING APPROXIMATELY 3.763 ACRES FROM R-16 TO PD
(PLANNED DEVELOPMENT) AND AFPROVING
THE OUTLINE DEVELOPMENT PLAN (ODP)

GRAND JUNCTION HOUSING AUTHORITY SENIOR LIVING
PLANNED DEVELOPMENT — HIGHLANDS APARTMENTS
(AKA THE EPSTEIN PROPERTY)

LOCATED AT 805 BOOKCLIFF AVENUE

Recitals:

A request for a Rezone and Outline Development Plan approval has been
submitted in accordance with the Grand Junction Municipal Code. The applicant has
requested that approximately 3.763 acres, located at 805 Bookcliff Avenue, be rezoned
from R-16 (Residential - 16 units per acre) to PD (Planned Development) with a default
zoning of R-24 (Residential — 24 units per acre). The applicant proposes to develop the
property into 128 units of multi-family residential units for seniors in two phases, with
each phase consisting of 64 residential units, resulting in an ultimate proposed density
of 30.9 units per acre. In addition, an area for indoor amenities such as offices for
resident service provider visits (such as home health care and Veterans Administration)
together with common fithess, wellness, and socializing areas is anticipated to be
constructed as pant of the first phase.

This PD zoning ordinance will establish the default zoning, including uses and
deviations from the bulk standards.

In public hearings, the Planning Commission and City Council reviewed the
request for the proposed Rezone and Outline Development Plan approval and
determined that it satisfied the criteria as set forth and established in Section 21.02.140
of the Grand Junction Municipal Code and the proposed Rezone and Qutline
Development Plan is consistent with the purpose and intent of the Comprehensive Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF
GRAND JUNCTION THAT THE AREA DESCRIBED BELOW IS REZONED FROM R-
16 TO PD WITH THE FOLLOWING DEFAULT ZONE AND DEVIATIONS FROM THE
DEFAULT ZONING:

Property to be Rezoned:

All that part of the N1/4 of the SW1/4NE1/4 of Section 11, Township 1 South, Range 1
West of the Ute Meridian, lying East of the center line of North Seventh Street; EXCEPT
the West 450 feet of said tract; AND ALSO EXCEPTING THEREFROM all roads,
easements and rights of way of record in Mesa County, Colorado.

Containing 3.763 acres, more or less. See Attached Exhibit A, Outline Development
Plan.
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A. Deviation of Uses

The following uses shall also be allowed:

Management office with residential unit for on-site manager, including support
offices for resident service providers such as home health care and Veterans
Administration, together with fitness, wellness, and socializing areas. Other indoor
amenities may include a coffee shop and/or sandwich shop.

In lieu of a solid fence the required fence buffer on the west side of the property can
be open style fencing (to see through) or a landscaping berm.

B. Deviations from Bulk Standards
A zoning density range of 24 to 32 dwelling units per acre.
Minimum front yard setback shall be 10 feet.

Minimum side yard setbacks shall be zero from any new lot line created by
subdivision of the property.

INTRODUCED on first reading on the 17th day of December, 2014 and ordered
published in pamphlet form.

ADOPTED on second reading this 7" day of January, 2015 and ordered published
in pamphilet form.

ATTEST:

Preside&bf Council
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| HEREBY CERTIFY THAT the foregoing Ordinance,
being Ordinance No. 4652 was introduced by the City Council of the
City of Grand Junction, Colorado at a regular meeting of said body
held on the 17" day of December, 2014 and that the same was
published in The Daily Sentinel, a newspaper published and in general
circulation in said City, in pamphlet form, at least ten days before its
final passage.
| FURTHER CERTIFY THAT a Public Hearing was held on the
9" day of January, 2015, at which Ordinance No. 4652 was read,
considered, adopted and ordered published in pamphlet form by the
Grand Junction City Council.
IN WITNESS WHEREOF, | have hereunto set my hand and

affixed the official seal of said City this q#‘ day of January, 2015.

StephaEie Tuin, MMC

City Clerk

N ) u(/
Published: December 19, 2014 , a
Published: January 9, 2015

Effective: February 8, 2015 )

oﬂ/ onf‘
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CITY OF GRAND JUNCTION, COLORADO
ORDINANCE NO.
AN ORDINANCE AMENDING ORDINANCE NO. 4652

GRAND JUNCTION HOUSING AUTHORITY SENIOR LIVING
PLANNED DEVELOPMENT - HIGHLANDS APARTMENTS
LOCATED AT 805 AND 825 BOOKCLIFF AVENUE

Recitals:

A request to amend the Outline Development Plan from 128 units of multi-family residential to
136 units of multi-family residential has been submitted. The addition of four units is internal
to the structure and does not expand or change the approved foot-print, or the elevations of
the building. This exceeds the maximum zoning density range of 32 dwelling units by .63
units per acre as provided in Ordinance 4652. This Ordinance will expand the maximum
density to 33 dwelling units per acre.

In public hearings, the Planning Commission and City Council reviewed the request for the
proposed amendment to the Outline Development Plan and determined that it satisfied the
criteria as set forth and established in Section 21.02.150(e) of the Grand Junction Municipal
Code. The proposed amendment to the Outline Development Plan is consistent with the
purpose and intent of the Comprehensive Plan.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND
JUNCTION, ORDINANCE NO. 4652 IS HEREBY AMENDED TO ALLOW 136
MULTI-FAMILY RESIDENTIAL UNITS.

INTRODUCED on firstreading onthe __ day of , 2016 and ordered published in
pamphlet form.

ADOPTED on second reading this day of , 2016.

ATTEST:

President of Council

City Clerk
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CITY OF t.
Grand )
(l;g yOrIL((; Rls)ﬂnﬂ Date: June 17, 2016
Author: _David Thornton
Title/ Phone Ext: _Principal Planner /
x.1450
Attach 2 Proposed Schedule:

Planning Commission July 12, 2016
File # (if applicable): _ZCA-2016-111

PLANNING COMMISSION AGENDA ITEM

Subject: Amending Title 25 - 24 Road Corridor Design Standards

Action Requested/Recommendation: Forward a recommendation to City Council to
amend the Grand Junction Municipal Code, Title 25, 24 Road Corridor Design Standards.

Presenter(s) Name & Title: David Thornton, Principal Planner

Executive Summary:

The proposed ordinance amends the 24 Road Corridor Design Standards, Title 25, of
Volume II: Development Regulations of the Grand Junction Municipal Code (GJMC). The
purpose of the amendments are to clarify existing requirements, eliminate redundancies and
provide a more user friendly text to help development achieve the vision of the 24 Road
Corridor Sub-area Plan.

Background, Analysis and Options:

The Grand Junction City Council has requested that Staff propose amendments to City
codes and regulations as needed to be dynamic and responsive. The proposed

amendment will enhance the responsiveness of the
Code to the concemns of citizens and enhance its T ™ I
effectiveness. City Council also developed an y P
Economic Development Plan. The proposed i ey W Y
amendments implement this Plan by streamlining
processes and support Grand Junction becoming “the

=
2

L]
most livable community west of the Rockies by 2025. —
24 Road Corridor Design Standards - ﬂ%_r
The 24 Road Corridor Design Standards were adopted ||| :om
by the City at the same time the 24 Road Corridor : I =
Sub-area Plan was adopted on November 1, 2000. it
The Design Standards implement the Sub-area Plan. |1 N\

The vision of the 24 Road Corridor Sub-area Plan is WJF
the following: -
/TS
,_/[7 &
3 |-

MTH cateway Entry Tre:tmemﬁAnerlal Street mumun Leach Crk Open Space Corridor
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(a) Achieve high-quality development in the corridor in terms of land use, site planning and
architectural design.

(b) Provide market uses that complement existing and desired uses and benefit the Grand
Junction community.

(c) Take advantage of and expand upon existing public facilities in the corridor to create a
“civic” presence.

(d) Achieve a distinctive “parkway” character along the roadway that can serve as a
gateway to the Grand Junction community.

(e) Encourage development that is consistent with the Grand Junction Growth Plan.

(f) Adjust and/or amend the Grand Junction Land Use Code and Growth Plan to achieve
the Road 24 vision, concept, and plan and to create a predictable environment for future
development of the area.

24 Road Corridor Subarea Plan

The concept of the Subarea Plan is to provide a land use and transportation framework for
future development in the 24 Road Corridor that:

(a) Allows for flexibility in land uses (type, intensity, and density) while recognizing inherent
differences between development on small parcels compared with larger parcels.

(b) Establishes a transportation network that interconnects to create a logical urban
pattern.

(c) Establishes a high-quality image through zoning, design standards, and public
improvements.

24 Road Corridor Design Standards and Sub-area Plan work together

[ AN L AR The vision and concepts for the 24 Road area

. remain intact today and continue to be achieved
' through the provisions of the 24 Road Corridor
Design Standards and Guidelines. The City is
realizing consistent development meeting the
vision of the corridor and standards established
in the overlay in this very important corridor, a
gateway to the community. However,
implementing the vision through existing
development regulations is sometimes
confusing to the user of the Code, including staff
. and the development community.

It has been 15 years now and what has been

learned? What can be done to make the

Design Standards better understood, less
redundant and more user friendly?

..................

Development within the sub-area has grown
. concentrically (with the exception of the
Community Hospital campus), extending out
from the Mesa Mall area growing north towards
Canyon View Park.
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In addition, the past 15 years has seen City-wide changes to the Zoning and Development
Code including new design standards for:

e site development,

¢ building architecture,

e site lighting, and

e landscape development.

Road and access standards have been updated through the Grand Valley Circulation Plan’s
last amendment in 2010 and through the City’s Transportation Engineering and Design
Standards (TEDS) manual. These newer standards are either the same as or have exceed
the adopted 24 Road Design Standards from 2000. This causes confusion and redundancy
and can be intimidating to the Code user developing in the 24 Road area while determining
what standards apply and where.

Planning staff proposes amending the Design Standards to:
1. Reduce redundancy, include only standards and eliminate guidelines that are only
advisory in nature as written and often redundant with the standards,
2. Eliminate sections that are better stated and regulated through other sections found
in the Zoning and Development Code; and
3. Clarify code language overall, simplifying and clarifying what the standards are the
City is requiring to achieve the vision of the corridor.

The following is a brief summary of the proposed changes to each of the sections found
under Title 25, 24 Road Corridor Design Standards.

25.04 (new 25.01) Introduction — Proposed deleting
everything except a short introduction of the
background and intent of the overlay.
25.08 Community Framework — Propose deleting P L >
entire section since it can be found in the Grand Valley » '
Circulation Plan and Transportation Engineering and fedestrian amengty Catigit
. ) . Place” along Leach Creek Trail
Design manual (TED’s) except moving a couple of -
standards to Site Development. These include moving
and updating the “Community Framework” exhibit, the
“Natural Corridor Plan” exhibit and the “Natural Corridor Section” exhibit.
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25.12 (new 25.02) Site Development — Propose deleting portions of this section’s content,
but keep and clarify the Standards that have been defining 24 Road since 2000, including
on-site open space; organizing features or gathering places; site grading and drainage;
building and parking setback; building location and orientation; parking, access and
circulation; auto-oriented uses; and pedestrian and bicycle circulation. Deletions include lot
and block dimentional standards, transitions and interconections, and the section on
multi-unit residential parking areas. These proposed deleted sections are already
adequately addressed in the Code.

25.16 Landscape Development — Propose deleting entire
section. Landscaping (including street trees) and irrigation
standards are already a part of the Code.

25.20 (new 25.03) Architectural Design — Propose to
combine purpose statements; insert language from big box
standards to apply to all buildings in overlay; eliminate all
guidelines except one and make it a standard. Creating 360
degree architecture in the 24 Road area is a key element of the
plan to make this corridor unique in Grand Junction. This
update further clarifies the need for all building sizes to adhere
such standards by incorporating the Big Box standards to
achieve this for all building sizes.

25.24 (new 25.04) Site Lighting — Propose keeping pedestrian Ilghtlng and delete street
lighting and parking area lighting which are already addressed and required in code. Also
propose language to modify accent and security lighting.

25.28 (new 25.05) Signs — Propose to define which sign types are allowed, keep
maximum size at 100 sq. ft., maximum height at 12 ft., and define what sign types are
permitted. Also propose eliminating requirement for a sign program package, since an
option is currently available already in the Code and continue the ban of billboards.

The following graphic depicts the key elements that have been required for development in
the 24 Road Sub-area Plan and Overlay since 2000. It is important that these standards are
maintained for current and future development in the corridor as envisioned by the Plan.

Key Elements of the 24 Road Design Standards
w . .8
360 degeee Building ™ 1
| .'A_rhhifnhhg'n L . l:
i [ nnection to L
the street |~ | |

Leach Creek Trail with:+
'Ig.' lDetached Pedestrian Path and



http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2516.html
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2520.html
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2524.html
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2528.html
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How this item relates to the Comprehensive Plan Goals and Policies:

Goal 3: The Comprehensive Plan will create ordered and balanced growth and spread
future growth throughout the community.
Policy A: To create large and small “centers” throughout the community that provide
services and commercial areas.

The Mesa Mall/24 Road area has been identified as a “Village Center” in the Comprehensive
Plan. As a Village Center, mixed use development is allowed and services designed for a
larger geographical area are anticipated with future development and are being realized with
existing development.

Goal 8: Create attractive public spaces and enhance the visual appeal of the community
through quality development.
Policy A: Design streets and walkways as attractive public spaces.
Policy B: Construct streets in the City Center, Village Centers, and Nelghborhood
Centers to include enhanced pedestrian amenities. S—
Policy C: Enhance and accentuate the City “gateways”
including interstate interchanges, and other major arterial
streets leading into the City.

The 24 Road interchange with |-70 has been developed with two
round-abouts and public art and aesthetics enhancing and
accentuating it as a major gateway to the City. Pedestrian
amenities have been designed as attractive public spaces and are a
large part of the vision for the 24 Road Sub-area Plan.

Goal 9: Develop a well-balanced transportation system that supports automobile, local
transit, pedestrian, bicycle, air, and freight movement while protecting air, water and natural
resources.
Policy D: A trails master plan will identify trail corridors linking neighborhoods with the
Colorado River, Downtown, Village Centers and Neighborhood Centers and other
desired public attractions.

A major component of the 24 Road Sub-area Plan is for the establishment of the Leach
Creek corridor as a pedestrian/bicycle amenity providing ultimate connections to the
Colorado River while preserving its natural resources as a public open space and storm
water facility. 24 Road is a major arterial street serving auto and freight needs for the
community. It also provides for bicycle and pedestrian needs as well.

Goal 10: Develop a system of regional, neighborhood and community parks protecting
open space corridors for recreation, transportation and environmental purposes.
Policy B: Preserve areas of scenic and/or natural beauty and, where possible,
include these areas in a permanent open space system.

The Leach Creek corridor is being preserved permanently for recreation, transportation and
environmental purposes. Canyon View Park is a City “regional park” that is a major public
amenity in the 24 Road Sub-area Plan and vision. Existing and future pedestrian and
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bicycle connections are envisioned as part of the Sub-area Plan.

Goal 12: Being a regional provider of goods and services the City and County will sustain,
develop and enhance a healthy, diverse economy.
Policy B: The City and County will provide appropriate commercial and industrial
development opportunities.

The 24 Road corridor is a major entrance into the community. How it looks, the services it
provides and the amenities it has are a part of the first impression a new visitor will make
about Grand Junction and the quality of community assets residents seek. Maintaining
design standards that implements a vision that has been adopted for this very important
gateway is crucial.

How this item relates to the Economic Development Plan:

The purpose of the adopted Economic Development Plan by City Council is to present a clear
plan of action for improving business conditions and attracting and retaining employees.

This supports the City’s 2014 Economic Development Plan in the following ways:

e Section 1.5 Supporting Existing Business: Streamline processes...while working
within the protections that have been put in place through the Comprehensive Plan.
Action Step: Be proactive and business friendly and review development standards
and policies to ensure that they are complimentary and support the common mission;
and

e Section 1.6 Investing in and Developing Public Amenities: Continue to make
strategic investments in public amenities that support Grand Junction becoming “the
most livable community west of the Rockies by 2025”, Action Step: Developing a
system of regional...parks protecting open space corridors for recreation and
multi-modal transportation. Action Step: Create attractive public spaces and
enhance the visual appeal of the community through quality development. Action
Step: Enhance and accentuate the city’s “gateways” including interstate interchanges
and other major arterial streets leading into the city.

Board or Committee Recommendation:

The Planning Commission will consider a recommendation to the City Council on June 28,
2016.

Financial Impact/Budget:

There will not be a financial impact.
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Legal issues:
The City Attorney has reviewed and approved the form of the ordinance.
Other issues:
No other issues have been identified.
Previously presented or discussed:
Planning Commission discussed this at their January 21, 2016 workshop.
STAFF RECOMMENDATION:
| recommend that the Planning Commission approve the requested Amendments to the
Grand Junction Municipal Code, Title 25, 24 Road Corridor Design Standards,
ZCA-2016-111.
RECOMMENDED PLANNING COMMISSION MOTION:
Madam Chairman, on the request to forward a recommendation to City Council to amend the
Grand Junction Municipal Code, Title 25, 24 Road Corridor Design Standards.
ZCA-2016-111, | move that the Planning Commission approve it as presented in the Staff
Report.
Attachments:

e Proposed Text Amendment Ordinance- Showing strikethroughs as deletions and

underlined text as additions.
e Proposed Text — Clean Copy
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CITY OF GRAND JUNCTION, COLORADO
ORDINANCE NO.

AN ORDINANCE AMENDING THE GRAND JUNCTION MUNICIPAL CODE
RELATING TO ZONING AND DEVELOPMENT IN THE 24 ROAD CORRIDOR

Recitals:

The City Council desires that the City’s zoning and development regulations be amended as
needed so that they will be dynamic and responsive to the demands of the community and
development trends, without compromising health, safety and welfare, and to streamline
processes and regulations that may have become, over time, unnecessarily complex or
difficult to apply.
The City Council adopted the 24 Road Corridor Sub-area Plan and the 24 Road Corridor
Design Standards on November 1, 2000, in order to:
e Achieve high-quality development in the corridor in terms of land use, site planning
and architectural design;
e Provide market uses that complement existing and desired uses and benefit the
Grand Junction community;
e Take advantage of and expand upon existing public facilities in the corridor to create
a “civic” presence;
e Achieve a distinctive “parkway” character along the roadway that can serve as a
gateway to the Grand Junction community;
e Allow for flexibility in land uses (type, intensity, and density) while recognizing inherent
differences between development on small parcels compared with larger parcels;
e Establish a transportation network that interconnects to create a logical urban pattern;

e Establish a high-quality image through zoning, design standards, and public
improvements.

In the past 15 years there have been City-wide updates to development standards for site
development, building architecture, site lighting, landscaping, and road, access and
circulation, which meet or in some cases exceed the existing 24 Road Corridor Design
Standards; the proposed amendments will eliminate confusion as to which standards are
applicable and eliminate redundancies in development regulations.

NOW THEREFORE BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND
JUNCTION THAT:

Title 25 of the Grand Junction Municipal Code (24 Road Corridor Design Standards) is
amended as follows (text deletions struck-through, text additions underlined,
graphics and pictures added and deleted as labeled):
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Title 25

24 ROAD CORRIDOR DESIGN STANDARDS
Chapters:

25.04 25.01 Introduction

7

25.02 Site Development

E

25.03 Architectural Design
25.04 Site Lighting

E K E

25.05 Signs


http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2504.html#25.04
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2508.html#25.08
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2516.html#25.16
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2520.html#25.20
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2524.html#25.24
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2528.html#25.28
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Chapter 25.04 25.01
INTRODUCTION

25.04.01025.01.010 Background-and-intent—

25.04-010 25.01.010 Background and intent.

The 24 Road Corridor Design Standards and-Guidelines {“standards-and-guidelines’)-are-intended-to provide

guidance-and criteria development standards for the-planning,-design-and-implementation-of public and private
improvements in the 24 Road Corridor in order to implement the goals and objectives of the-—-properhy-

site-improvements: 24 Road Corridor Subarea Plan and to:

The-generalpurposes-of the-standards-and-guidelines-are:—

(a) TFe-establish a practical, interconnected system of streets, parks, and parkways that allows easy
orientation and convenient access for all modes of transportation-;

(b) Fe-utilize natural open spaces, such as creeks, and developed public spaces, streets, parks and
parkways, to organize and coordinate development:;

(c) Fe-accommodate a broad mix of development types that encourage alternative transportation, especially
walking, and transit use-;

(d) Fe-provide common usable open space that is of mutual benefit to surrounding property owners,
businesses, and residents:; and

establish a pattern and
character for the long-term evolution of the corridor.

(f) Adherence to these standards and guidelines will ensure that public and private improvements in the 24

Road Corridor will be well planned and executed in a high quality manner, which were important goals
established through the 24 Road Corridor Subarea Plan.

These standards and-guidelines supplement other development regulations in the Grand Junction Municipal



http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2504.html#25.04.010
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2504.html#25.04.020
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2504.html#25.04.030
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View corridor along 24 Road highlights natural features
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Chapter 25-42 25.02

SITE DEVELOPMENT

Sections:
2542010 25.02.010 Purpose-introduction.

25.02.020 Community Framework
25.42.050 25.02.030 On-site open space.

25.12.060 25.02.040 Organizing features.

25-12.080 25.02.050 Site grading and drainage.
25-12.090 25.02.060 Building and parking setbacks.
25-12.100 25.02.070 Building location and orientation.
25-12.110 25.02.080 Parking, access, and circulation.
25-42.130 25.02.090 Auto-oriented uses.

25-12.140 25.02.100 Pedestrian and bicycle circulation.
25-42.150 25.02.110 Sidewalks.

25-12.160 25.02.120 Bicycle circulation.

25-12.010 25.02.010 Purposelntroduction.

The location and design of buildings and site improvements are key to establishing the overall character and
function of the 24 Road Corridor. Important site development considerations include large area development
planning and coordination, the placement of buildings on the lot, relative amounts of area devoted to open

space buildings and parklng areas, and vehicular and pedestnan circulation. PFetetyplea#sﬂe—layeJcRs—fer—

Because-of the pattern-of-ownership-of With large undeveloped land parcels such as those in the 24 Road
Corridor, there are-several-oppertunities is an opportunity to take implement a “big picture” vision-for-the-

developmentofthese large-areas. The intent-of this-section vision for the Corridor is to increase pedestrian
movement and encourage-the

mixture of development types and—merease—pedestﬂan—mevemem —Fhe planmng—feHhese—la#g&a#eas—shequd
encodrage-mixed-usesincluding-a-mix-of integrating housing-preducts, commercial uses, neighborhood
centers, shared parking-eppertunities, and the-integration-of different other appropriate land uses within

neighborhoods and within buildings—



http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.010
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.020
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.030
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.040
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.050
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.060
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.070
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.080
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.090
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.100
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.110
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.120
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.130
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.140
http://www.codepublishing.com/co/grandjunction/html2/GrandJunction25/GrandJunction2512.html#25.12.150
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25.02.020 Community Framework

The overall planning concept for the 24 Road Corridor includes a community framework (Figure 2.1) that

provides a distinctive image and organizing element for public and private development. The community

framework includes public streets, parks, open spaces, natural drainages and future stormwater management

facilities that serve and connect part or all of the corridor.
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25.12.050 25.02.030 On-Site Open Space.

On-site open space may-be-related-to could be provided within areas that are also set aside for stormwater
drainage, landscaped setbacks and other privately-owned landscape areas associated with on-site buffer
landscaping and amenities. Open space shall be provided on-site so as to implement and comply with the

following: Residential-developmen alsorequired-to-provide-open-space-dedications-orfees-inliey-o

_(a)—Standards.

(@)} Utilize well-defined natural and developed open spaces as features to serve as the focus of block, lot,
and circulation patterns.

(b)2) Supplement public open space such as parks and drainage corridors with privately developed open
space that helps complete linkages and organize development. (Refer to open space requirements of zoning
and development code.)

()3 Open space, such as Leach Creek and developed parks and plazas, shall be used as a positive
planning tool to organize and focus lot, block, and circulation patterns. Public access shall be provided to all
public open space, natural and developed, directly from the public street/sidewalk system or through a public
facility. Natural open space corridors and naturalized drainage ways (with trails) shall be publicly accessible at

not less than 800-foot intervals.

(d)¥4) Buildings with frontage on open space sheuld shall provide windows, doors, plazas, or other amenities
and-so-forth-to that encourage pedestrian activity and provide infermal-over-sighis-of views onto and/or are
oriented toward the open space. Meountain-views-along-street-corridors-and-from-other public-open-space
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e -

Example of Private-development oriented to open space

Examples of privately Privately developed and publicly developed open space amenities

25-12.060 25.02.040 Organizing features.
(a) Purpose. An organizing feature is a public open space around which development is focused.

Organizing features shall can be-included-inlarge-areaplanning-to utilize natural open space, creeks, formal
public spaces, streets, parks, and parkways to organize and coordinate development patterns. Fhey-may-

Organizing features should reinforce the pattern and orientation of streets and buildings through orderly
arrangements of landscaping, pedestrian circulation and amenities, such as might be typical of a town square or
campus quadrangle. Prominent amenities could be developed within open space to link building groups.
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Organizing features provide a focus for development

& (b) Standards.

(1) At least one central feature or gathering place shall be located within a geographically distinct
neighborhood, e.g., a convenient outdoor open space or plaza with amenities such as benches,
monuments, kiosks, or public art. These places may be located on “civic blocks,” and may include
buildings such as libraries, government offices, or public meeting places.

(2) Buildings shall not orient rear, blank, or service dominated facades toward an organizing feature
and shall include an entry that is visible, convenient to use, and connected to a public sidewalk by a
direct route. Facades facing an organizing feature shall be of at least comparable architectural quality
to other primary building facades.

(3) Parking lots and parking spaces shall not be permitted within organizing features.

(4) Multi-building developments shall use an organizing feature to create an internal campus-like
arrangement of buildings and open space; provided, that the organizing feature is bounded along at
least one side by a public street.

(5) Organizing features shall utilize natural open space, creeks, formal public spaces, streets, parks,

and parkways, where such are available on or adjacent to the site, to organize and coordinate

development patterns.
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25.12.080 25.02.050 Site grading and drainage.

{a—Purpose: The site grading and drainage standards and-guidelines ensure that development fits within
existing topography, reinforces the community open space framework, and effectively diverts and retains
stormwater. _In addition to other site grading and drainage requirements of the Municipal Code, the following

standards shall apply in the 24 Road Corridor:

@)Y+ Unless precluded by soil conditions, graded slopes shall not be steeper than 3:1 slope. Where space
limitations demand, terracing with retaining walls is the preferred solution.
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areas and drainages, such as Leach Creek and its tributaries, shall be developed and maintained as

natural open space corridors that provide surface drainage and developed pedestrian trails. The
treatment of surface drainages shall be an open channel with gently sloping sides and naturalized
landscape, except for the west bank of Leach Creek which is constrained by the 24 Road
improvements. (See Figures 2.2 & 2.3.)
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Figure 2.2: Natural Corridor Plan

Figure 2.3: Natural Corridor Section
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Open space incorporates drainage facility and amenities
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Buildings at the edges of project site with pedestrian connections through parking areas

25.12.090 25.02.060 Building and parking setbacks.
{a)—Purpose: The-building Building and parking setback standards and-guidelines-are-intended-to establish a

coordinated streetscape image;-and provide sufficient space between buildings, roads and parking areas for

adequate light, and-privacy, views, and-to-provide-sufficient space-betweenroads; buildings-and-parking-are
for-privaey; sound control and landscaping.
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2) Inorder to establish additional open space and maintain views, establish-supplemental building

and parking setbacks and-parking-setbacks-along-keyroad-corridors—These-are shall be provided as
specified in Table 3.1.

Table 3.1: Supplemental Building and Parking Setbacks

Frontage

Building Setback

Parking Setback

24 Road — west ROW

50'

25'

24 Road — east ROW

35' from edge of Leach Creek

10’ from edge of Leach Creek

corridor corridor
Patterson Road (F Road) Per zoning 10’
F 1/2 Road Per zoning 10’
G Road Per zoning 10’
Notes:

(a) Width of Leach Creek drainage corridor to be determined and will include multi-use trail. (See Figure 2.3.)

(b) All measurements are from the right-of-way.
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Coordinated landscaping in the building setback complements ROW landscaping

25:12.100 25.02.070 Building location and orientation.

encourage the develepment orientation of buildings thaLpFeMdeenentahenand—aeees&toward the street,

reinforeing reinforce the character and quality of public streets and sidewalks,- maximize useful

interconnections, and enhance the appearance of the properties from the street, the following standards shall
apply:

(b)—Standards.

(#4a) No development shall be permitted to place or orient buildings, parking, circulation, or service
facilities on a lot in such a way as to treat primary street frontage(s) as a rear lot line. “Rear” shall be
defined to mean a portion of the property lacking public access and containing a predominance of
service functions and/or service facilities that significantly diminish the architectural or landscape

quality of the development.

(2b) All sides of a building frentages that are visible from a street, residential area, public park or
organizing feature shall have the equivalent architectural treatment of the primary building fagade. and

Lsoryi ! oading fasilities.

(c) All service and loading facilities that are visible from a street, residential area, public park or

organizing feature shall be completely screened from view.

(8d) Nonresidential uses located in the same block with residential uses shall be located on higher
traffic streets and at the periphery or the end of each block having both uses and be effectively
screened of light, noise, and pollution from service area or other incompatible activities.
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(4e) Large retail buildings (over 20,000 gross square feet) shall be located to minimize the impact of
windowless walls and service areas on public streets. On sites that include large retail buildings,
smaller buildings in-line or on pads shall be located to form edges that frame and reinforce the space
and appearance of public streets. Pad buildings shall locate at least one facade including windows and
similar architectural features within 35 feet of the public right-of-way. Pad buildings shall be located at
site corners and entries.

(5f) All sites abutting adjeining-Road 24 Road shall treat Read 24 Road as a primary frontage
erientation with regard to the quality and orientation of buildings, site design, architecturearchitectural
features, and parking area design. This shall be in addition to any other required access and
orientation. Primary frontage is intended to include landscape and building design that conveys the
project identity and character and is of equal or superior quality to any other frontage of the project. No

truck docks or service areas shall be permitted to face 24 Road.

25-12-110 25.02.080 Parking, access, and circulation.
{a)—Purpose: The-purpose-ofthe-vehicularcirculation and-parking-standards-and-guidelines-isto In order to

provide for safe and convenient movement of pedestrians and motor vehicles, limit vehicular/pedestrian
conflicts, reduce paved areas, provide screening for paved areas and soften the visual impact of parking lots by

providing interior planting, breaking-up-large-lots-into-smallerincrements:the following standards shall apply:
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(@) ) Nomore than two double-loaded bays of parking, with a maximum length of 125 feet, shall

be allowed in front of buildings smaller than in-neighborhood-retail{i-e—consumerretail-and-service
small-scale-usesless-than 20,000 square feet in size). The-maximum-allowablelength-of the parking-
i f ¢ i buildi is 125 feet.

(b) 4 Forretail buildings largerthan 20,000 to 30,000 square feet in size, no more than 50 percent
of the total surface parking area shall be located in the restricted area between buildings-and-arterial-
streets the street and a building-in-the-restricted-area. For retail buildings larger than 30,000 square

feet, no more than 60 percent of the total surface parking area shall be located in the restricted area.
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The restricted area is defined by that area located between the front facade of the principal structure

and the primary abutting street. The restricted area shall be determined by drawing a line from the front
corners of the building to the nearest property line as shown in the example. lines-extending toward-

(€) & Notruekparking-ordocks-arepermitied Service entrances, service yards and loading areas
shall not be located on a side of any building that faces facing 24 Road, any arterial street, I-70, or

residential uses.

(d) 9

for future auto, pedestrian, and bicycle connections to adjoining sites_shall be considered in all site

Opportunities

design. Such connections shall be provided where reasonably practicable.




Planning Commission July 12, 2016




Planning Commission July 12, 2016

e

o : : e
New muliifamily housing with garages in alley Sidewalk and landscaping buffer pedestrians
Jrom traffic on arterial streets

25-12.130 25.02.090 Auto-oriented uses.
{a)—Purpose: Thepurpose-ofthe auto-oriented-uses-standards-and-guidelines-isto To minimize impacts of

auto circulation, queuing, drive-up facilities (including speaker systems and similar activities) and to promote on
street-oriented building design; and pedestrian amenities, and-orientation-the following standards shall apply:

from-streetfrontage-Drive-up and drive-through facilities (order stations, pick-up windows, bank teller

windows, money machines, car drop-off areas for auto service or rental, etc.) shall be located on the

side or rear of a building and away from residential uses.

(b)2} For buildings greater than 100 feet from the street and with no intervening buildings,
drive-through windows may be allowed to face a perimeter street, and drive-through lanes may be

allowed with adequate landscaping buffer from the right-of-way line.
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25:12.140 25.02.100 Pedestrian and bicycle circulation.

{a)—Purpose. The purpose-of the pedestrian-and bicycle circulation-standards-and-guidelines-isto To promote
free efficient and safe movement of pedestrians and bicyclists through the 24 Road Corridor —TFhis-willprovide
sidewalk and/or multi-use trail links shall be provided between development sites and open space, including but

not limited to an off-street multi-use trail connecting Canyon View Park and the Colorado River Trail. by-way-of

Direct pedestrian access from sidewalk

25:42:150 25.02.110 Sidewalks.

To provide opportunity for continuous pedestrian movement through the 24 Road Corridor, the following

standards shall apply:

(@)1 A direct pedestrian connection to the building entry shall be provided from the public sidewalk.

(b)2) Development shall provide pedestrian circulation from public walks to parking areas, building entries,
plazas, and open spaces. Walkways shall be provided to separate pedestrians and vehicles, and shall link
ground level uses. Primary walks shall be a minimum of five feet wide.

(€)3) Clear and safe pedestrian routes shall be defined through parking areas to provide pedestrian access
between buildings with minimum conflicts with vehicles. Where-walks Walkways crossing drive aisles;-they-
sheuld shall be clearly marked with signage, special paving, landscaping or other similar metheds means of
demarcation.

(d)¥4) Sidewalks; roless-than at least eight feet wide in-width; shall be provided along any all building facade
abutting facades that abut public parking areas and featuring feature a public entrance. Such-sidewalks-shallbe

(e)5) Pedestrian walks incorporating bicycle lanes shall be not less than 10 feet in width.
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(f)¥¥6) All parking areas located between a street and building shall include a landscaped pedestrian walk
linking the building with a public sidewalk.

(Q}A Centiguous-developments-shallaveid-erection-of physieal Physical barriers between projects

contiguous development shall be prohibited unless necessary for safety or the mitigation of adverse impacts.

(h)_Development shall provide pedestrian linkages between the Leach Creek trail corridor and other public

ways and open space areas.

Shared plaza af building entries Landscaped public sidewalk

o-To provide a safe, direct,
and attractive system of interconnected public and-private bikeways and bike routes throughout the corridor and

{o-accommodate-bicycle-access-byproviding defined routes to primary building entries, the following standards

shall apply-:
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(@)1 Bicycle parking sheuld shall be located in visible, active, and well-lit areas; near building entries,
convenient to primary bicycling access, and not encroaching on pedestrian walkways. If possible, locateracks
where-parked-bicycles-are bike parking shall be located so it is visible from the inside of adjacent buildings.

(b)2) Bicycle circulation sheuld shall connect and align with pre-existing and planned off-site bicycle routes.
Crossings at intervening streets should-shall be located where safe means for crossing can be provided.

n-street bicyele rowle designation separaie
Srom the roadway

A ¥

Public bikeway provides an intercomected svstem
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Chapter 25:20 25.03

ARCHITECTURAL DESIGN

Sections:
26:20.010 25.03.010 Purpose introduction.
25:20.020 25.03.020 Building form and scale.
25.20.040 25.03.030 Building materials.
25-20.050 25.03.040 Multi-unit residential development.
25.20.060 25.03.050 Fencing and walls.
2520070 25.03.060 Service and storage areas.

25.20.010 25.03.010 Purpose Introduction.
These architectural design standards and-guidelines are intended to:

(a) encourage Encourage a consistent level of architectural quality throughout the 24 Road Corridor;
(b) —and Create a unified architectural character at the project level:, Fhey-addressing building form, and

Sca|eand ornonresidentialand-my amilhvresidentia uctures-and-architecturaldets 3nd
materials for-nonresidential-structures. Criteri i including for walls, fencing and

service and storage areas- ;
(c) Reinforce the urban character of streets and open spaces;

(d) Provide human scale and orientation;

(e) Define the base, body and top of building elevations through the use of color, materials and details;

(f) Ensure that the highest level of architectural detail occurs adjacent to areas of pedestrian activity;

(9) Ensure that service and storage areas are functional yet do not visually impact views from adjacent

uses and public areas;

(h) Fhe-standards-and-guidelines-are-intended-to-be-flexible Provide flexibility to allow for a number of

design alternatives for different building types and to encourage design creativity.

Note: Additional eriteria standards for architectural design are included in the-Title 21 Grand Junction Zoning

and Development Code.
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Buildings in a variety of forms reinforce the pedestrian scale

25.20.020 25.03.020 Building form and scale. (Nonresidential and Multifamily Structures)
—{a)-Standards-

The following standards shall apply to all building facades and exterior walls that are visible from adjacent public
streets and other public spaces. These standards are intended to reduce the massive scale of large buildings,
which, without application of these standards, may be incompatible with the 24 Road Corridor Overlay desired
character.

(a) Facades greater than 150 feet in length, measured horizontally, shall incorporate wall plane projections or
recesses having a depth of at least three percent of the length of the facade and extending at least 20 percent of
the length of the facade. No uninterrupted length of any facade shall exceed 150 horizontal feet.

(b) Ground floor facades that face public streets shall have display windows, entry areas, awnings, or other
such features along no less than 60 percent of their horizontal length. If the facade of the building facing the
street is not the front, it shall provide the same features and/or landscaping in scale with the facade.

(c) _Variation in roof lines/roof materials, in order to add interest to and reduce the massive scale of large
buildings, is required. Roofs shall have no less than two of the following features:
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(1) Parapets concealing flat roofs and rooftop equipment, such as HVAC units, from public view.

Parapets shall not exceed one-third of the height of the supporting wall and shall not be of a

constant height for a distance of greater than 150 feet;

(2) Overhanging eaves, extending no less than three feet past the supporting walls, for no less

than 30 percent of the building perimeter;

(3) _Sloping roofs that do not exceed an average slope greater than or equal to one foot of vertical

rise for every three feet of horizontal run and less than or equal to one foot of vertical rise for every

one foot of horizontal run; and

(4) Three or more roof slope planes.

comparable-quality-interms-of architecture,-materials-and-detailing- Primary building entries shall be connected

to the public street sidewalk by the most direct route practical. Corner buildings need only provide public entry
on one street-oriented facade.
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(e)4) Ground floor retail shall have direct pedestrian entries onto public streets, parks, or plazas. Primary
building entries must be easily and directly accessible from a street and shall be either oriented to or easily
visible from the street.

(f) _Entryway design elements and variations should give orientation and aesthetically pleasing character to

the building. The following standards identify desirable entryway design features. Each principal building on a

site shall have clearly defined, highly visible main entrances featuring no less than three of the following:

(1) Canopies or porticos;

(2) Overhangs;

(3) Recesses/projections;

(4) Arcades;

(5) Raised corniced parapets over the door;

(6) Peaked roof forms;

(7) _Arches;

(8) Outdoor patios;

(9) Display windows;

(10) _ Architectural details such as tile work and moldings which are integrated into the building

structure and design; and

(11) _Integral planters or wing walls that incorporate landscaped areas and/or places for sitting.
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(g) _To the greatest extent possible, mechanical appurtenances shall be located within the structure. External
mechanical appurtenances such as heating and air conditioning equipment shall be screened and finished to

match the colors and materials of the building.

Primary building entrances present inviting facades along arterial streets
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Retail development includes pedestrian-scale open space




Planning Commission July 12, 2016

I~ DELETE
PICTURE/GRAPE

(huality materials and aitention to detail in newly construcied
multifamily housing projecis

25.20-040 25.03.030 Building materials. (Nonresidential Structures)
—{a)—Standards-

The following standards shall apply to nonresidential structures:

(@4  All primary buildings shall use materials that are durable, economically maintained, and of a quality
that will retain their appearance over time including but not limited to stone, brick, stucco, pre-cast concrete, and
architectural metals.

(b) Facade colors shall be nonspecular, neutral or earth tone colors. Use of high intensity, metallic, black or
fluorescent color is prohibited.

(c)__Building trim and accent areas may feature brighter colors, including primary colors.

(d) Predominant exterior building materials shall not include smooth-faced concrete block, smooth-faced
tilt-up concrete panels, or prefabricated steel panels.
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(e)4) Ancillary buildings, enclosures and projected building elements shall be designed as an integral part of
their primary facility. Where detached buildings are necessary, they shall be compatible to the main building in
design, form, use of materials, and color.

(f)¥5) Building materials should be used in a manner that achieves a coordinated design on all building
facades (“360-degree design”).

(9¥6) High quality, durable materials (brick and concrete masonry, pre-cast concrete, stone) should be the
dominant treatment on all building facades facing 24 Road, Patterson Road/F Road, F 1/2 Road, and G Road.

To ensure that multifamily residential architecture provides human scale and orientation and reinforces the

urban character of streets and open spaces, the following standards shall apply to multifamily residential

development in the 24 Road Corridor:

(@)1 Buildings shall be designed to provide human scale, interest, and variety. The following techniques may
be used to meet this objective:
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(1} Variation in the building form related to the scale of individual dwelling units or rooms such as
recessed or projecting bays, shifts in massing, or distinct roof shapes.

(2} Diversity of window size, shape, or patterns that relates to interior functions.
(3)}i) Emphasis of building entries through projecting or recessed forms, detail, color, or materials.

(4} Variations of material, material modules, expressed joints and details, surface relief, color, and
texture to break up large building forms and wall surfaces. Such detailing could include sills, headers,
belt courses, reveals, pilasters, window bays, or similar features. Changes in materials should
generally occur at inside corners or where the transition is accommodated through an architectural
detail such as a cap or belt course.

(b}2) Portions of buildings that are functionally limited from including significant window areas shall either be
oriented away from public streets or shall make extensive use of the scaling methods defined above.

(€)3) Garages and carports shall either be integrated into the primary building form or shall be constructed of
the same materials as the primary buildings.

Examples of Multifarmily multifamily housing that provides variety and human scale
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To provide for security, to screen unsightly areas, and to provide visual relief and buffers, the following

standards shall apply to multifamily and non-residential structures in the 24 Road Corridor:

(@) ) The design and materials for walls and fences shall be coordinated with the design and materials of
the principal buildings in terms of color, quality, scale and detail. This is not intended to require identical
materials and design.

(b) The combined height of walls and fences on top of an earth berm shall not exceed the maximum permitted
height for the wall or fence alone.

(c) Fence and wallThe design will shall not include aveid long, unarticulated street fences facing walks and
shall prevent “fence canyons.”

_(d¥2y Chain link fencing in areas visible from nonindustrial properties, parking areas, public streets and

pedestrian walkways shall be of a type and color that is aesthetically pleasing and complementary to the
building and its surroundings.
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(e) Chain link fencing and-must shall be landscaped. While-this-type-of fencingis-not recommended it

25.20.070 25.03.060 Service and storage areas. (Nonresidential and Multifamily Structures)

To ensure that service and storage areas are functional while minimizing their visual impact on adjacent

properties, parking and open space areas, public streets, walkways and trails, the following standards shall
apply to nonresidential and multifamily structures in the 24 Road Corridor:

(a) _Outdoor storage, loading and operations areas shall be attractively screened from adjacent parcels and

streets.

(1) Outdoor storage, trash collection and/or compaction, loading or other such uses shall be located
in the rear of the lot. If because of lot configuration the Director determines that such placement is not
feasible, then the side yard may be used, but in no case shall such area be located within 20 feet of any

public street, public sidewalk or on-site pedestrian way.

(2) Outdoor storage, HVAC equipment, trash collection, trash compaction and other service functions
shall be designed so as to be visually incorporated into the overall site design and architecture of the

building(s).

(3) Views of outdoor storage, trash collection and/or compaction, HYAC equipment, loading and other
service facilities and functions shall be screened from visibility from all property lines and screened and

separated from sidewalks and on-site pedestrian ways. Screening structures shall be made of the

same materials as the principal structure.
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(b) 44> Rooftop mechanical equipment, including satellite dishes and antennas over 30 inches in diameter,
shall be screened from the view of public streets and open space. Alternate structures housing such equipment
or wall-mounted painted-to-match units in unobtrusive locations in lieu of traditional screening will be
considered;z In the discretion of the Director, visual simulation may be required to demonstrate visual impacts

on surrounding properties, open spaces, trails, parks, streets or walkways requested.

(c) 8) Utility connections to buildings, including but not limited to Switch switch boxes, wires and electrical,
and-gas or other meters, shall be screened or located out of view from the public streetsstreet. All utilities and
their connections shall be underground where permitted by the utility provider and other regulations.

architecture: Loading doors shall be recessed from the building face to minimize their visual prominence.
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(e) __In non-industrial areas, screen fences or walls shall be at least one foot higher than the materials or

equipment being screened, and at least six feet tall.
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Chapter 25:24 25.04
SITE LIGHTING
Sections:
2524010 25.04.010 Pedestrian, accent and security lighting trtredustion.

25 24,030 Pedestrian liahti Public rial ‘ _
The-purpose-of the-site lighting-standards-and-guidelines-is In order to ereate-a-well-balanced;-integrated-
lighting-plan-forpublic-and-private-properties-thatenhances enhance vehicular and pedestrian visibility while
minimizing lighting glare and contrast:, prevent undesired off-site glare, Lighting-should emphasize beth-public
and-private attractive features, illuminate sites and attract visitors to and-destinations by-using the a minimum
amount of light to-meetthese-objectives needed to do so,—t-should-provide-needed-illumination-of the-site-and;

atthe-same-time,preventundesired-off-site-glare-the following standards in addition to the lighting regulations
in the City of Grand Junction Zoning and Development Code (Title 21) shall apply to lighting within the 24 Road

Corridor:
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(a) All new development shall provide pedestrian lighting along public streets and pedestrian/bicycle trails.

(b) 4 Lighting shall be designed to provide even and uniform light distribution without hot spots, dark spots, or
glare.

(c) Lighting shall be designed to minimize dark areas that could pose a security concern near pedestrian areas.

(d) Pedestrian circulation systems shall be highlighted by visible light sources that clearly indicate the path of
travel ahead.

<7~ DELETE _
PPICTURE/GRAPHIC A
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(e) 2} Accent fixtures providing direct illumination shall be in character with the architectural and landscape
design character of the development.

(f) _Architectural lighting shall not be used to draw attention to or advertise buildings or properties.
Architectural lighting may be used to highlight specific architectural, artistic or pedestrian features with the intent

of providing accent and interest or to help identify entryways.

(@¥2) Accent lighting of landscape_and/or pedestrian areas shall should-be-low-level be mounted close to the
ground and use a low level of illumination, and-backgreund-in-appearance such as bollard lighting or similar low
mount fixtures used for illuminating landscaping and pedestrian areas.

(h)}3) All accent and security lighting shall be shielded and downcast.

Example of low level accent lighting
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Chapter 25:28 25.05
SIGNS

25:28-010 Introduction-25.05.010 Sign standards.

In order to ensure that signsSigns in the 24 Road Corridor sheuld-communicate information for property owners,
tenants and users while-net without adding unnecessary te-the visual pollution thatis-presentin-manyroad-
corriders to the Corridor, to encourage signage that is on a pedestrian scale, and to preserve and accentuate

the views of the natural beauty of the Colorado National Monument and Colorado River corridor, and to ensure
continuity of signs within a given project,- Additional-sign-criteria-are-necessary-to-accomplish-this-that-
supplement the following standards, which include restrictions on sign size, height of freestanding signs and
prohibition of billboards, shall apply to signage in the 24 Road Corridor, in addition to the sign regulations in the

City of Grand Junction Zoning and Development Code (Title 21)-:

Signs should communicate information and not add to visual pollution

(a) Only the following sign types are permitted: freestanding signs. flush wall signs, exempt signs, and
temporary signs as allowed/regulated by the Section 21.06.070, Zoning and Development Code,
except as further restricted in this Chapter 25.05.

by Standards. The following mini toriasl I Lsians in.t dlor:

(b)Y Freestanding signs The-heightofa sign and-suppeort shall not exceed 12 feet in height from the
finished site grade.
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()2} Sign face areafor freestanding and flush wall signs shall not exceed 100 square feet per sign.

(@)¥3) Temporary signs and exempt signs shall be permitted in accordance with Section 21.06.070 of

the Zoning and Development Code. Signs-shall-not-belocated-closerthan10-feet-from-theproperty-

(e) 6) No off-premises-signs-foroutdoor-advertising billboard(s) shall be permitted_in the 24 Road

Corridor. _Billboard(s) that were installed in accordance with a permit or planning clearance from the
City prior to November 1, 2000 may remain, except that they may not be expanded, enlarged,
converted to illuminated or changeable copy signage, or replaced once removed within-the-corridor
subarea.

placed perpendicular to approaching traffic and
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(@) €5) Signs within a development project Continuity-of the sign-system-should shall be designed
and installed with continuity maintained-by use of standard a coordinating scheme of color, typeface,

materials, and construction details throughout the-each-project area.
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(h) € Onfreestanding signs, Allentryidentification sighs-should-be-eitherexternally-orinternally
Hluminated—Only-only graphics and typography are to be illuminated.

(i) ) Freestanding Entrance-identification signs should shall be single- or double-faced and
constructed of a metal panel with stone or veneer base. The-sign-may-be-single—or-double-faced-If

the sign is single-faced, the backside should shall be painted the same color as the cabinet and poles.

he Flush wall signs
sign shall not be illuminated externally; they may be either non-illuminated or internally illuminated.

(kY19)  Trail route identification signs sheuld shall be placed at critical locations_which shall be

determined by the Director during site plan review.
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INTRODUCED on first reading the day of , 2016 and
ordered published in pamphlet form.

PASSED and ADOPTED on second reading the day of , 2016 and ordered
published in pamphlet form.

President of the Council
ATTEST:

City Clerk
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24 ROAD CORRIDOR DESIGN STANDARDS

Chapters:

25.01

25.02

25.03

25.04

25.05

Introduction

Site Development
Architectural Design
Site Lighting

Signs
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Chapter 25.01

INTRODUCTION
25.01.010 Background and Intent.

The 24 Road Corridor Design Standards provide development standards for public and
private improvements in the 24 Road Corridor in order to implement the goals and objectives
of the 24 Road Corridor Subarea Plan and to:

(a) establish a practical, interconnected system of streets, parks, and parkways that allows
easy orientation and convenient access for all modes of transportation;

(b) utilize natural open spaces, such as creeks, and developed public spaces, streets,
parks and parkways, to organize and coordinate development;

(c) accommodate a broad mix of development types that encourage alternative
transportation, especially walking, and transit use;

(d) provide common usable open space that is of mutual benefit to surrounding property
owners, businesses, and residents; and

(e) establish a pattern and character for the long-term evolution of the corridor.

(f)  Adherence to these standards and guidelines will ensure that public and private
improvements in the 24 Road Corridor will be well planned and executed in a high quality
manner, which were important goals established through the 24 Road Corridor Subarea
Plan.

These standards supplement other development regulations in the Grand Junction Municipal
Code. Where there is a conflict between this Title 25 and the Zoning and Development
Code (Title 21), the more restrictive standard shall apply.
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Chapter 25.02

SITE DEVELOPMENT

Sections:

25.02.010  Purpose

25.02.020 Community Framework
25.02.030  On-Site Open Space

25.02.040 Organizing Features.

25.02.050 Site Grading and Drainage.
25.02.060 Building and Parking Setbacks.
25.02.070  Building Location and Orientation.
25.02.080 Parking, Access, and Circulation.
25.02.090  Auto-Oriented Uses.

25.02.100 Pedestrian and Bicycle Circulation.
25.02.110  Sidewalks.

25.02.120 Bicycle Circulation.

25.02.010 Purpose

The location and design of buildings and site improvements are key to establishing the
overall character and function of the 24 Road Corridor. Important site development
considerations include large area development planning and coordination, the placement of
buildings on the lot, relative amounts of area devoted to open space, buildings and parking
areas, and vehicular and pedestrian circulation. With large undeveloped parcels such as
those in the 24 Road Corridor, there is an opportunity to implement a “big picture” vision. The
vision for the Corridor is to increase pedestrian movement and encourage a mixture of
development types integrating housing, commercial uses, neighborhood centers, shared
parking, and other appropriate land uses within neighborhoods and within buildings in a
flexible pattern of lots and blocks to allow site planning flexibility and consistency of
development patterns.

25.02.020 Community Framework

The overall planning concept for the 24 Road Corridor includes a community framework
(Figure 2.1) that provides a distinctive image and organizing element for public and private
development. The community framework includes public streets, parks, open spaces, natural
drainages and future stormwater management facilities that serve and connect part or all of
the corridor.
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25.02.030 On-Site Open Space

On-site open space could be provided within areas that are also set aside for stormwater
drainage, landscaped setbacks and other landscape areas associated with on-site buffer
landscaping and amenities. Open space shall be provided on-site so as to implement and
comply with the following:

(a) Utilize well-defined natural and developed open spaces as features to serve as the
focus of block, lot, and circulation patterns.

(b) Supplement public open space such as parks and drainage corridors with privately
developed open space that helps complete linkages and organize development. (Refer to
open space requirements of zoning and development code.)

(c) Open space, such as Leach Creek and developed parks and plazas, shall be used as a
positive planning tool to organize and focus lot, block, and circulation patterns. Public access
shall be provided to all public open space, natural and developed, directly from the public
street/sidewalk system or through a public facility. Natural open space corridors and
naturalized drainage ways (with trails) shall be publicly accessible at not less than 800-foot
intervals.

(d) Buildings with frontage on open space shall provide windows, doors, plazas, or other
amenities that encourage pedestrian activity and provide views onto and/or are oriented
toward the open space.

Example of development oriented to open space  Organizing features provide a focus for development
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25.02.040 Organizing Features

(a) Purpose. An organizing feature is a public open space around which development is
focused. Organizing features can utilize natural open space, creeks, formal public spaces,
streets, parks, and parkways to organize and coordinate development patterns. Organizing
features should reinforce the pattern and orientation of streets and buildings through orderly
arrangements of landscaping, pedestrian circulation and amenities, such as might be typical
of a town square or campus quadrangle. Prominent amenities could be developed within
open space to link building groups.
(b) Standards.
(1) Atleast one central feature or gathering place shall be located within a
geographically distinct neighborhood, e.g., a convenient outdoor open space or plaza
with amenities such as benches, monuments, kiosks, or public art. These places may
be located on “civic blocks,” and may include buildings such as libraries, government
offices, or public meeting places.
(2) Buildings shall not orient rear, blank, or service dominated facades toward an
organizing feature and shall include an entry that is visible, convenient to use, and
connected to a public sidewalk by a direct route. Facades facing an organizing
feature shall be of at least comparable architectural quality to other primary building
facades.
(3) Parking lots and parking spaces shall not be permitted within organizing
features.
(4) Multi-building developments shall use an organizing feature to create an internal
campus-like arrangement of buildings and open space; provided, that the organizing
feature is bounded along at least one side by a public street.
(5) Organizing features shall utilize natural open space, creeks, formal public
spaces, streets, parks, and parkways, where such are available on or adjacent to the
site, to organize and coordinate development patterns.

Waier feanres invite interaction Fountain as an erganizing feature

Open space incorporates drainage facility and amenities
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25.02.050 Site Grading and Drainage

The site grading and drainage standards ensure that development fits within existing
topography, reinforces the community open space framework, and effectively diverts and
retains stormwater. In addition to other site grading and drainage requirements of the
Municipal Code, the following standards shall apply in the 24 Road Corridor:

(@) Unless precluded by soil conditions, graded slopes shall not be steeper than 3:1
slope. Where space limitations demand, terracing with retaining walls is the
preferred solution.

(b) Existing riparian areas and drainages, such as Leach Creek and its tributaries, shall
be developed and maintained as natural open space corridors that provide surface
drainage and developed pedestrian trails. The treatment of surface drainages shall
be an open channel with gently sloping sides and naturalized landscape, except for
the west bank of Leach Creek which is constrained by the 24 Road improvements.
(See Figures 2.2 & 2.3.)

Figure 2.2: Natural Corridor Plan

Bicycle/pedestrian ml

24 Road ROW

Maximum slope 3-1
Prafermed slope 4:1 or greatar

Open space incorporates drainage facility and amenities

Figure 2.3: Natural Corridor Section




Planning Commission

July 12, 2016

25.02.060 Building and Parking Setbacks

Building and parking setback standards establish a coordinated streetscape image and
provide sufficient space between buildings, roads and parking areas for adequate light,

privacy, views, sound control and landscaping.

In order to establish additional open space

and maintain views, building and parking setbacks shall be provided as specified in Table

3.1.
Table 3.1: Supplemental Building and Parking Setbacks
Frontage Building Setback Parking Setback
24 Road — west 50’ 25
ROW
24 Road — east 35' from edge of Leach Creek| 10’ from edge of Leach Creek
ROW corridor corridor
Patterson Road (F Per zoning 10’
Road)
F 1/2 Road Per zoning 10’
G Road Per zoning 10’
Notes:

(a) Width of Leach Creek drainage corridor to be determined and will include multi-use
trail. (See Figure 2.3.)
(b) All measurements are from the right-of-way.

‘E“‘-‘I\h |
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through parking areas

Coordinated landscaping in the building setback
complements ROW landscaping

Buildings at the edges of project site with pedestrian connections
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25.02.070 Building Location and Orientation

To encourage the orientation of buildings toward the street, reinforce the character and
quality of public streets and sidewalks, maximize useful interconnections, and enhance the
appearance of properties from the street, the following standards shall apply:
(a) No development shall be permitted to place or orient buildings, parking,
circulation, or service facilities on a lot in such a way as to treat primary street
frontage(s) as a rear lot line. “Rear” shall be defined to mean a portion of the property
lacking public access and containing a predominance of service functions and/or
service facilities that significantly diminish the architectural or landscape quality of the
development.
(b) All sides of a building that are visible from a street, residential area, public park
or organizing feature shall have the equivalent architectural treatment of the primary
building fagade.
(c) All service and loading facilities that are visible from a street, public park,
residential area or organizing feature shall be completely screened from view.
(d) Nonresidential uses located in the same block with residential uses shall be
located on higher traffic streets and at the periphery or the end of each block having
both uses and be effectively screened of light, noise, and pollution from service area
or other incompatible activities.
(e) Large retail buildings (over 20,000 gross square feet) shall be located to
minimize the impact of windowless walls and service areas on public streets. On sites
that include large retail buildings, smaller buildings in-line or on pads shall be located
to form edges that frame and reinforce the space and appearance of public streets.
Pad buildings shall locate at least one facade including windows and similar
architectural features within 35 feet of the public right-of-way. Pad buildings shall be
located at site corners and entries.
(f) All sites abutting 24 Road shall treat 24 Road as a primary frontage with regard to
the quality and orientation of buildings, site design, architectural features, and parking
area design. This shall be in addition to any other required access and orientation.
Primary frontage is intended to include landscape and building design that conveys
the project identity and character and is of equal or superior quality to any other
frontage of the project. No truck docks or service areas shall be permitted to face 24
Road.

25.02.080 Parking, Access, and Circulation

In order to provide for safe and convenient movement of pedestrians and motor vehicles, limit
vehicular/pedestrian conflicts, reduce paved areas, provide screening for paved areas and
soften the visual impact of parking lots by providing interior planting, the following standards
shall apply:
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(a) No more than two double-loaded bays of parking, with a maximum length of 125 feet,
shall be allowed in front of buildings smaller than 20,000 square feet in size.

(b) For retail buildings 20,000 to 30,000 square feet in size, no more than 50 percent of
the total surface parking area shall be located in the restricted area between the street
and a building.  For retail buildings larger than 30,000 square feet, no more than 60
percent of the total surface parking area shall be : =
located in the restricted area. The restricted area is
located between the front facade of the principal
structure and the primary abutting street. The
restricted area shall be determined by drawing a line
from the front corners of the building to the nearest
property line as shown in the example.

et

Example of Restricted Area
(c) Service entrances, service yards and loading areas shall not be located on a side of
any building that faces 24 Road, any arterial street, I-70, or residential uses.
(d) Opportunities for future auto, pedestrian, and bicycle connections to adjoining sites
shall be considered in all site design. Such connections shall be provided where
reasonably practicable.

Examples of pedestrian circulation systems within parking lots

Sidewalks and landscaping break up and soften the visual
impact of large parking lots
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25.02.090 Auto-oriented Uses

To minimize impacts of auto circulation, queuing, drive-up facilities (including speaker
systems and similar activities) and to promote street-oriented building design and pedestrian
amenities, the following standards shall apply:

(a) Drive-up and drive-through facilities (order stations, pick-up windows, bank teller
windows, money machines, car drop-off areas for auto service or rental, etc.) shall be
located on the side or rear of a building and away from residential uses.

(b) For buildings greater than 100 feet from the street and with no intervening buildings,
drive-through windows may be allowed to face a perimeter street, and drive-through
lanes may be allowed with adequate landscaping buffer from the right-of-way line.

25.02.100 Pedestrian and Bicycle Circulation

To promote efficient and safe movement of pedestrians and bicyclists through the 24 Road
Corridor, sidewalk and/or multi-use trail links shall be provided between development sites
and open space including but not limited to an off-street multi-use trail connecting Canyon
View Park and the Colorado River Trail.

h ""-\-\.\_\___ o
Direct pedestrian access from sidewalk Pedestrian circulation in refail area

25.02.110 Sidewalks

To provide opportunity for continuous pedestrian movement through the 24 Road Corridor,
the following standards shall apply:

(a) A direct pedestrian connection to the building entry shall be provided from the public
sidewalk.

(b) Development shall provide pedestrian circulation from public walks to parking areas,
building entries, plazas, and open spaces. Walkways shall be provided to separate
pedestrians and vehicles, and shall link ground level uses. Primary walks shall be a
minimum of five feet wide.

(c) Clear and safe pedestrian routes shall be defined through parking areas to provide
pedestrian access between buildings with minimum conflicts with vehicles.
Walkways crossing drive aisles shall be clearly marked with signage, special paving,
landscaping or other similar means of demarcation.
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(d) Sidewalks at least eight feet wide shall be provided along all building facades that abut
public parking areas and feature a public entrance.

(e) Pedestrian walks incorporating bicycle lanes shall be not less than 10 feet in width.

(f) All parking areas located between a street and building shall include a landscaped
pedestrian walk linking the building with a public sidewalk.

(g) Physical barriers between contiguous development shall be prohibited unless
necessary for safety or the mitigation of adverse impacts.

(h) Development shall provide pedestrian linkages between the Leach Creek trail corridor
and other public ways and open space areas.

Shared plaza af building entries Landscaped public sidewalk

25.02.120 Bicycle Circulation

To provide a safe, direct, and attractive system of interconnected public bikeways and
bike routes throughout the corridor and defined routes to primary building entries, the
following standards shall apply:

(a) Bicycle parking shall be located in visible, active, and well-lit areas, near building
entries, convenient to primary bicycling access, and not encroaching on pedestrian
walkways. If possible, bike parking shall be located so it is visible from the inside of
adjacent buildings.

(b) Bicycle circulation shall connect and align with pre-existing and planned off-site
bicycle routes. Crossings at intervening streets shall be located where safe means
for crossing can be provided.
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n-street bicyele rowle designation separaie
Srom the roadway

Public bikeway provides an intercomected svstem
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Chapter 25.03

ARCHITECTURAL DESIGN

Sections:

25.03.010 Purpose

25.03.020 Building Form and Scale

25.03.030 Building Materials

25.03.040 Multi-Unit Residential Development

25.03.050 Fencing and Walls

25.03.060 Service and Storage Areas

25.03.010 Purpose

These architectural design standards are intended to:

(a) Encourage a consistent level of architectural quality throughout the 24 Road Corridor;

(b) Create a unified architectural character at the project level, addressing building form,
scale and materials, including for walls, fencing and service and storage areas;

(c) Reinforce the urban character of streets and open spaces;

(d) Provide human scale and orientation;

(e) Define the base, body and top of building elevations through the use of color,
materials and details;

(f) Ensure that the highest level of architectural detail occurs adjacent to areas of
pedestrian activity;

(g) Ensure that service and storage areas are functional yet do not visually impact views
from adjacent uses and public areas;

(h) Provide flexibility to allow for a number of design alternatives for different building
types and to encourage design creativity.

Note: Additional standards for architectural design are included in Title 21, Grand

Junction Zoning and Development Code.
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Buildings in a variety of forms reinforce the pedestrian scale

25.03.020 Building Form and Scale (Nonresidential and Multifamily Structures)

The following standards shall apply to all building facades and exterior walls that are visible
from adjacent public streets and other public spaces. These standards are intended to
reduce the massive scale of large buildings, which, without application of these standards,
may be incompatible with the 24 Road Corridor Overlay desired character.
(a) Facades greater than 150 feet in length, measured horizontally, shall incorporate wall
plane projections or recesses having a depth of at least three percent of the length of the
facade and extending at least 20 percent of the length of the facade. No uninterrupted length
of any facade shall exceed 150 horizontal feet.
(b) Ground floor facades that face public streets shall have display windows, entry areas,
awnings, or other such features along no less than 60 percent of their horizontal length. If the
facade of the building facing the street is not the front, it shall provide the same features
and/or landscaping in scale with the facade.
(c) Variation in roof lines/roof materials, in order to add interest to and reduce the massive
scale of large buildings, is required. Roofs shall have no less than two of the following
features:
(1) Parapets concealing flat roofs and rooftop equipment, such as HVAC units,
from public view. Parapets shall not exceed one-third of the height of the
supporting wall and shall not be of a constant height for a distance of greater than
150 feet;
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(2) Overhanging eaves, extending no less than three feet past the supporting

walls, for no less than 30 percent of the building perimeter;

(3) Sloping roofs that do not exceed an average slope greater than or equal to

one foot of vertical rise for every three feet of horizontal run and less than or equal

to one foot of vertical rise for every one foot of horizontal run; and

(4) Three or more roof slope planes.
(d)  Primary building entries shall be connected to the public street sidewalk by the most
direct route practical. Corner buildings need only provide public entry on one street-oriented
facade.
(e) Ground floor retail shall have direct pedestrian entries onto public streets, parks, or
plazas. Primary building entries must be easily and directly accessible from a street and shall
be either oriented to or easily visible from the street.
(f) Entryway design elements and variations should give orientation and aesthetically
pleasing character to the building. The following standards identify desirable entryway design
features. Each principal building on a site shall have clearly defined, highly visible main
entrances featuring no less than three of the following:

(1)  Canopies or porticos;

(2)  Overhangs;

(3) Recesses/projections;

(4) Arcades;

(5) Raised corniced parapets over the door;
(6) Peaked roof forms;

(7)  Arches;

(8)  Outdoor patios;

(9) Display windows;
(10)  Architectural details such as tile work and moldings which are integrated
into the building structure and design; and
(11) Integral planters or wing walls that incorporate landscaped areas and/or
places for sitting.
(g) To the greatest extent possible, mechanical appurtenances shall be located within the
structure. External mechanical appurtenances such as heating and air conditioning
equipment shall be screened and finished to match the colors and materials of the building.

TR
il _ &

Primary building entrances present inviting facades along arterial streets
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Retail development includes pedestrian-scale open space.

25.03.030 Building materials (Nonresidential Structures)

The following standards shall apply to nonresidential structures:

(@)  All primary buildings shall use materials that are durable, economically maintained,
and of a quality that will retain their appearance over time including but not limited to stone,
brick, stucco, pre-cast concrete, and architectural metals.

(b) Facade colors shall be nonspecular, neutral or earth tone colors. Use of high intensity,
metallic, black or fluorescent color is prohibited.

(c) Building trim and accent areas may feature brighter colors, including primary colors.
(d) Predominant exterior building materials shall not include smooth-faced concrete block,
smooth-faced tilt-up concrete panels, or prefabricated steel panels.

(e) Ancillary buildings, enclosures and projected building elements shall be designed as an
integral part of their primary facility. Where detached buildings are necessary, they shall be
compatible to the main building in design, form, use of materials, and color.

(f) Building materials should be used in a manner that achieves a coordinated design on all
building facades (“360-degree design”).

(g) High quality, durable materials (brick and concrete masonry, pre-cast concrete, stone)
should be the dominant treatment on all building facades facing 24 Road, Patterson Road/F
Road, F 1/2 Road, and G Road.

25.03.040 Multi-Unit Residential Development (Multifamily Structures)

To ensure that multifamily residential architecture provides human scale and orientation and
reinforces the urban character of streets and open spaces, the following standards shall
apply to multifamily residential development in the 24 Road Corridor:
(a) Buildings shall be designed to provide human scale, interest, and variety. The following
techniques may be used to meet this objective:
(1) Variation in the building form related to the scale of individual dwelling units or
rooms such as recessed or projecting bays, shifts in massing, or distinct roof shapes.
(2) Diversity of window size, shape, or patterns that relates to interior functions.
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(3) Emphasis of building entries through projecting or recessed forms, detail, color,
or materials.
(4) Variations of material, material modules, expressed joints and details, surface
relief, color, and texture to break up large building forms and wall surfaces. Such
detailing could include sills, headers, belt courses, reveals, pilasters, window bays, or
similar features. Changes in materials should generally occur at inside corners or
where the transition is accommodated through an architectural detail such as a cap or
belt course.
(b) Portions of buildings that are functionally limited from including significant window areas
shall either be oriented away from public streets or shall make extensive use of the scaling
methods defined above.
(c) Garages and carports shall
either be integrated into the primary
building form or shall be constructed
of the same materials as the primary
buildings.

Examples of multifamily housing that provides variety and human scale
25.03.050 Fencing and Walls (Nonresidential and Multifamily Structures)

To provide for security, to screen unsightly areas, and to provide visual relief and buffers, the
following standards shall apply to multifamily and non-residential structures in the 24 Road
Corridor:

(a) The design and materials for walls and fences shall be coordinated with the design and
materials of the principal buildings in terms of color, quality, scale and detail. This is not
intended to require identical materials and design.

(b) The combined height of walls and fences on top of an earth berm shall not exceed the
maximum permitted height for the wall or fence alone.

(c) Fence and wall design shall not include long, unarticulated street fences facing walks
and shall prevent “fence canyons.”

(d) Chain link fencing in areas visible from nonindustrial properties, parking areas, public
streets and pedestrian walkways shall be of a type and color that is aesthetically pleasing
and complementary to the building and its surroundings.

(e) Chain link fencing shall be landscaped.
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25.03.060 Service and Storage Areas (Nonresidential and Multifamily Structures)

To ensure that service and storage areas are functional while minimizing their visual impact
on adjacent properties, parking and open space areas, public streets, walkways and trails,
the following standards shall apply to nonresidential and multifamily structures in the 24
Road Corridor:
(a) Outdoor storage, loading and operations areas shall be attractively screened from
adjacent parcels and streets.
(1) Outdoor storage, trash collection and/or compaction, loading or other such uses
shall be located in the rear of the lot. If because of lot configuration the Director
determines that such placement is not feasible, then the side yard may be used, but in
no case shall such area be located within 20 feet of any public street, public sidewalk
or on-site pedestrian way.
(2) Outdoor storage, HVAC equipment, trash collection, trash compaction and other
service functions shall be designed so as to be visually incorporated into the overall
site design and architecture of the building(s).
(3) Views of outdoor storage, trash collection and/or compaction, HVAC equipment,
loading and other service facilities and functions shall be screened from visibility from
all property lines and screened and separated from sidewalks and on-site pedestrian
ways. Screening structures shall be made of the same materials as the principal
structure.
(b) Rooftop mechanical equipment, including satellite dishes and antennas over 30 inches
in diameter, shall be screened from the view of public streets and open space. Alternate
structures housing such equipment or wall-mounted painted-to-match units in unobtrusive
locations in lieu of traditional screening will be considered. In the discretion of the Director,
visual simulation may be required to demonstrate visual impacts on surrounding properties,
open spaces, trails, parks, streets or walkways.
(c) Utility connections to buildings, including but not limited to switch boxes, wires and
electrical, gas and other meters, shall be screened or located out of view from public streets.
All utilities and their connections shall be underground where permitted by the utility provider
and other regulations.
(d) Loading doors shall be recessed from the building face to minimize their visual
prominence.
(e) In non-industrial areas, screen fences or walls shall be at least one foot higher than the
materials or equipment being screened, and at least six feet tall.
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Service areas incorporated into the architecture of the building



Planning Commission July 12, 2016

Chapter 25.04

SITE LIGHTING

25.04.010 Pedestrian, Accent and Security Lighting

In order to enhance vehicular and pedestrian visibility while minimizing lighting glare and
contrast, prevent undesired off-site glare, emphasize attractive features, illuminate sites and
attract visitors to destinations using the minimum amount of light needed to do so, the
following standards in addition to the lighting regulations in the City of Grand Junction Zoning
and Development Code (Title 21) shall apply to lighting within the 24 Road Corridor:

(@) All new development shall provide pedestrian lighting along public streets and
pedestrian/bicycle trails.

(b) Lighting shall be designed to provide even and uniform light distribution without hot
spots, dark spots, or glare.

(c) Lighting shall be designed to minimize dark areas that could pose a security concern near
pedestrian areas.

(d) Pedestrian circulation systems shall be highlighted by visible light sources that clearly
indicate the path of travel ahead.

(e) Accent fixtures providing direct illumination shall be in character with the architectural and
landscape design character of the development.

(f) Architectural lighting shall not be used to draw attention to or advertise buildings or
properties. Architectural lighting may be used to highlight specific architectural, artistic or
pedestrian features with the intent of providing accent and interest or to help identify
entryways.

(g) Accent lighting of landscape and/or pedestrian areas shall be mounted close to the
ground and use a low level of illumination, such as bollard lighting or similar low mount
fixtures used for illuminating landscaping and pedestrian areas.
(h) All accent and security lighting shall be shielded and downcast.

Examples of appropriate pedestrian lighting Example of low level accent lighting.
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Chapter 25.05
SIGNS

25.05.010 Sign Standards

In order to ensure that signs in the 24 Road Corridor communicate information for property
owners, tenants and users without adding unnecessary visual pollution to the Corridor, to
encourage signage that is on a pedestrian scale, and to preserve and accentuate the views
of the natural beauty of the Colorado National Monument and Colorado River corridor, and to
ensure continuity of signs within a given project, the following standards, which include
restrictions on sign size, height of freestanding signs and prohibition of billboards, shall apply
to signage in the 24 Road Corridor, in addition to the sign regulations in the City of Grand
Junction Zoning and Development Code (Title 21):

(a) Only the following sign types are permitted: freestanding signs, flush wall signs,
exempt signs, and temporary signs as allowed/regulated by the Section 21.06.070,
Zoning and Development Code, except as further restricted in this Chapter 25.05.

(b) Freestanding signs shall not exceed 12 feet in height from finished grade.

(c) Sign face for freestanding and flush wall signs shall not exceed 100 square feet per
sign.

(d) Temporary signs and exempt signs shall be permitted in accordance with Section
21.06.070 of the Zoning and Development Code.

(e) No billboards shall be permitted in the 24 Road Corridor. Billboards that were
installed in accordance with a permit or planning clearance from the City prior to
November 1, 2000 may remain, except that they may not be expanded, enlarged,
converted to illuminated or changeable copy signage, or replaced once removed.

(f) Freestanding signage shall be placed perpendicular to approaching traffic.

(g) Signs within a development project shall be designed and installed with continuity by
use of a coordinating scheme of color, typeface, materials, and construction details
throughout the project area.

(h) On freestanding signs, only graphics and typography are to be illuminated.

(i) Freestanding signs shall be single- or double-faced and constructed of a metal panel
with stone or veneer base. If the sign is single-faced, the backside shall be painted
the same color as the cabinet and poles.

(j) Flush wall signs shall not be illuminated externally; they may be either non-illuminated
or internally illuminated.

(k) Trail route identification signs shall be
placed at critical locations which shall
be determined by the Director during
site plan review.

Signs should communicate information and not
add to visual pollution
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File #: CPA-2016-252 &

PLANNING COMMISSION AGENDA ITEM F7N.2015.253

Subject: Redlands Hollow Rezone, Located at 508 22 42 Road

Action Requested/Recommendation: Forward a recommendation of approval to City
Council to Rezone 2.88 acres from R-2 (Residential — 2 du/ac) to R-4 (Residential — 4
du/ac).

Presenters Name & Title: Scott D. Peterson, Senior Planner

Executive Summary:

A request to rezone 2.88 acres from R-2 (Residential -2 du/ac) to R-4 (Residential 4 du/ac)
zone district.

Background, Analysis and Options:

The subject property (Lot 2, Krause Subdivision), located at 508 22 V2 Road, currently
contains a single-family detached home and detached garage on 2.88 +/- acres. The
applicant, Redlands Investment Properties, LLC, is in negotiations to purchase the property
and is requesting to rezone the property to R-4 in anticipation of developing a residential
subdivision.

The site was annexed into the City in 1999 as part of the Krause Annexation No. 1 and No. 2.
The annexed property was zoned R-2 (Residential — 2 du/ac) which was in conformance with
the Residential Low designation of the City’s Growth Plan.

In 2010 the City and County adopted the Comprehensive Plan which included the Future
Land Use Map and the Blended Residential Land Use Categories Map (“Blended Map”). The
new Future Land Use Map continued to designate the area where the property is located as
Residential Low. The following zone districts are listed as appropriate zone districts to
implement the Residential Low future land use category: RR, R-E, R-1, R-2, R-4 and R-5.
The Blended Map as applied to this property allows up to five dwelling units per acre.

Therefore the proposed R-4 zone is compatible with (1) the Comprehensive Plan Future
Land Use Map; (2) the Blended Map; (3) the surrounding R-2 (City) and RSF-4 (County)
zoning; and (4) the surrounding single family uses.
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Neighborhood Meeting:

A Neighborhood Meeting regarding the proposed zone change and subdivision application
was held on April 19, 2016 with 11 citizens along with the applicant, applicant’s
representative’s and City Project Manager in attendance. Area residents in attendance
voiced concerns regarding increased traffic on 22 4 Road as a result of the proposed
subdivision, increase in the overall density on the property and also some residents would
like to keep a rural setting and not become part of a more urban environment.

How this item relates to the Comprehensive Plan Goals and Policies:

The proposed rezone meets the following Comprehensive Plan goals and policies:

Goal 3: The Comprehensive Plan will create ordered and balanced growth and spread
future growth throughout the community.

Policy B: Create opportunities to reduce the amount of trips generated for shopping
and commuting and decrease vehicle miles traveled thus increasing air quality.

Policy C: Increasing the capacity of housing developers to meet housing demand.
How this item relates to the Economic Development Plan:
The purpose of the adopted Economic Development Plan by City Council is to present a clear
plan of action for improving business conditions and attracting and retaining employees.
The proposed Rezone provides additional residential housing opportunities for residents of
the community, located within the highly desirable Redlands area and near neighborhood
commercial centers, elementary and junior high schools, which could contribute positively to
employers’ ability to attract and retain employees.
Board or Committee Recommendation:
There is no other committee or board recommendation.
Other issues:
There are no other issues identified.
Previously presented or discussed:
This has not been previously discussed by the Planning Commission.
Attachments:
Background information
Staff report

Site Location Map
Aerial Photo Map

S
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Comprehensive Plan Future Land Use Map
Blended Residential Land Use Categories Map
Existing Zoning Map

Ordinance

© N O
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BACKGROUND INFORMATION
Location: 508 22 4 Road
Applicant: Barbara Krause, Owner . .
Redlands Investment Properties LLC, Applicant
Existing Land Use: Single-family detached home
Proposed Land Use: Residential single-family detached subdivision
North Single-family detached
Surrounding Land | South Single-family detached
Use: East Single-family detached
West Single-family detached
Existing Zoning: R-2 (Residential — 2 du/ac)
Proposed Zoning: R-4 (Residential — 4 du/ac)
North gf/l;r;t)y RSF-4 (Residential Single-Family — 4
Surrounding South R-2 (Residential — 2 du/ac)
Zoning: East R-2 (Residential — 2 du/ac)
West (Cj)lj)/:rét)y RSF-4 (Residential Single-Family — 4
Future Land Use Designation: Residential Low (0.5 — 2 du/ac)
f:nnégg within density/intensity X Yes No

Sections 21.02.130 & 140 of the Grand Junction Zoning and Development Code:

The City may rezone property if the proposed changes are consistent with the vision (intent),
goals and policies of the Comprehensive Plan and meets one or more of the following
criteria:

(1) Subsequent events have invalidated the original premise and findings; and/or

The property was annexed and zoned R-2 in 1999. In 2010 the City of Grand Junction
and Mesa County jointly adopted a Comprehensive Plan, replacing the Growth Plan and
establishing new land use designations. The Comprehensive Plan includes a Future
Land Use Map and a Blended Residential Land Use Categories Map (“Blended Map”).
The Blended Map blends compatible residential densities into three categories (Low,
Medium and High), allowing overlapping of zones to provide flexibility to accommodate
residential market preferences and trends, streamline the development process and
support the Comprehensive Plan’s vision. The overlap of zones allows an appropriate mix
of density for an area without being limited to a specific land use designation and does not
create higher densities than what would be compatible with adjacent development.

The adoption of the Blended Map is a subsequent event or change that allows the
property to be rezoned to a higher zone and therefore this criteria has been met.
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(2) The character and/or condition of the area has changed such that the amendment is
consistent with the Plan; and/or

The residential character within the immediate vicinity of the proposed rezone has not
changed since the area developed in the 1980’s. Within a larger area several residential
developments have occurred since 2004. These developments were annexed and zoned
R-4 and include Redlands Valley Subdivision (Swan Lane), Schroeder Subdivision (2 lots
adjacent to Reed Mesa Drive), D & K Lucas Subdivision (Lucas Court) and Boulders
Subdivision (Milena Way).

There are approximately 130 parcels within 1,000 feet of the proposed rezone. These
parcels range from .20 acres to 9.8 acres or a density of 5 dwelling units per acre to 1
dwelling unit per 9.8 acres. The parcels within the immediate vicinity range from .32 acres
to 8.3 acres or 3.1 dwelling units per acre to 1 dwelling unit per 8.3 acres.

Though the character and/or condition of the immediate vicinity of the property has not
changed significantly within the last 30 years, the broader area has seen growth since the
property was annexed and zoned in 1999. Also, given that the criterion includes that "the
amendment is consistent with the Plan," and the requested zone is compatible with the
surrounding single family uses/densities and consistent with the Comprehensive Plan,
this criteria has been met.

(3) Public and community facilities are adequate to serve the type and scope of land use
proposed; and/or

Adequate public and community facilities and services are available to the property and
are sufficient to serve the residential land uses allowed in the R-4 zone district. Ute
Water and City sanitary sewer are presently located within 22 %2 Road. Property is also
being served by Xcel Energy electric and natural gas. To the northeast, is a
neighborhood commercial center that includes an office complex, veterinary clinic,
convenience store, car wash and gas islands. Further to the east is another car wash,
bank and medical clinic. Within walking distance are Broadway Elementary School,
Redlands Middle School and area churches, located north of Broadway (Hwy 340). Less
than a mile from the property is Grand Junction Redlands Fire Station No. 5.

Therefore, this criterion has been met.

(4) An inadequate supply of suitably designated land is available in the community, as
defined by the presiding body, to accommodate the proposed land use; and/or

There is an adequate supply of suitably designed land available in the community as the
R-4 zone district comprises the second largest amount of residential acreage within the
City limits behind the R-8 zone district (Over 1,862 acres within the City limits is zoned
R-4).

Therefore, this criterion has not been met.
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(5) The community or area, as defined by the presiding body, will derive benefits from the
proposed amendment.

The proposed R-4 zone would implement Goal 3 of the Comprehensive Plan by creating
an opportunity for future residential development which will provide additional residential
housing opportunities for residents of the community, located within the highly desirable
Redlands area and near neighborhood commercial centers, elementary and junior high
schools, which could contribute positively to employers’ ability to attract and retain
employees.

Therefore, this criterion has been met.

Alternatives: The following zone districts would also be consistent with the Future Land Use
designation of Residential Low for the subject property:

R-R (Residential — Rural)

R-E (Residential — Estate)
R-1 (Residential — 1 du/ac)
R-5 (Residential — 5 du/ac)

oo ow

In reviewing the other zoning district options, the residential zone districts of R-R, R-E and
R-1, would have a lower overall maximum density than what the property is currently zoned
(R-2), and the R-5 zone district would allow more density. The applicant has requested an
R-4 zone.

If the Planning Commission chooses to recommend one of the alternative zone designations,
specific alternative findings must be made as to why the Planning Commission is
recommending an alternative zone designation the City Council.

FINDINGS OF FACT AND CONCLUSIONS

After reviewing the Redland Hollow Rezone, RZN-2016-253, a request to zone 2.88 acres
from R-2 (Residential — 2 du/ac) to R-4 (Residential — 4 du/ac) zone district, the following
findings of fact and conclusions have been determined:

1. The requested zone is consistent with the goals and policies of the Comprehensive
Plan;

2. All review criteria Section 21.02.140 of the Grand Junction Municipal Code, except for
criterion 4, have been met.

STAFF RECOMMENDATION:
| recommend that the Planning Commission forward a recommendation of approval of the
requested rezone from R-2 (Residential 2 du/ac) to an R-4 (Residential — 4 du/ac) zone

district for RZN-2016-253, to the City Council with the findings and conclusions listed above.

RECOMMENDED PLANNING COMMISSION MOTION:
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Madam Chairman, on the Rezone request RZN-2016-253, | move that the Planning
Commission forward a recommendation of approval for the Redlands Hollow Rezone from
an R-2 (Residential 2 du/ac) to an R-4 (Residential — 4 du/ac) zone district with the findings of
fact and conclusions listed in the staff report.
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From: "John F. Whitcomb" <jfwhitcomb@gmail.com>
To: <scottp@gjcity.org>
Date: 5/13/2016 6:29 PM

Subject: Redlands Hollow Subdivision
Dear Mr Peterson,

My name is John Whitcomb and | live at 484 22 1/4 Rd. My wife and | are
very concerned about the proposed re-zoning of the land on 22 1/4 Rd to
allow six residential homes to be built. We have a quiet neighborhood here,
with homes built on large lots. You could fit 3 of these proposed homes on

our lot alone. We don't need to crowd these homes on to tiny lots. Traffic

is already a problem on our sreet where many vehicles turn from Broadway on
to Reed Mesa or South Broadway as a shortcut to Redlands Pkwy or Broadway
to avoid the intersection. With the scheduled construction of a roundabout

at that intersection. Adding the traffic that these houses would bring

would only exacerbate the already steady flow of vehicles through what was
once a quiet area. Please do not over crowd our little streets and further
complicate our traffic problems.

The builder states he wants "High End" homes but there is no guarentee of

that. High end homes aren't built on 0.3 acres lots. We also have a water
runoff problem here from the Riggs hill area down towards these lots.

In summary, if homes must be built on this property they should be
restricted to 3 homes on 1/2 acre lots not 6 houses crammed into a small
space.

Sincerely,

1stSgt John F. Whitcomb USMC Ret.
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From: <keibo21@aol.com>

To: <scottp@gijcity.org>

CC: <Keibo21@aol.com>, <SPGarden@aol.com>
Date: 5/17/2016 9:21 AM

Subject: Proposed Redlands Hollow Subdivision

Hello Scott,

(A previous, incomplete version may have been sent to you, if that is so, then this is the
complete email we intended to send you)

Our names are Campbell and Susan Stanton and we have lived at 503 Reed Mesa Drive for
nearly 25 years. We reside approximately 1 block west of the proposed "Redlands Hollow
Subdivision" which would consist of six small lots/houses tentatively planned to be located
along the east side of 22 1/4 Road contingent on rezoning of the property. Our neighborhood
is unique in that it has homes on fairly good sized lots that are not crammed right up to each
other thus providing an open, country feel that we all enjoy and savor. This was one of the
principal reasons we and others moved here. Although some traffic utilizes our streets as a
shortcut around the Hwy 340/Redlands Parkway intersection, it is relatively quiet and traffic is
tolerable.

While we're not opposed to development of vacant land, we are opposed to the integrity of
our neighborhood being compromised by overdevelopment. We oppose the rezoning of the
lots from R-2 to R-4. We feel that no more than three or four homes should be permitted on
larger parcels within the proposed subdivision if the project were to proceed.

We thank you for your consideration and appreciate the opportunity to voice our opinion on
this matter.

Sincerely,

Campbell & Susan Stanton
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From: Sharon Sigrist <sharonsigrist@gmail.com>
To: <scottp@gjcity.org>
Date: 5/12/2016 10:34 AM

Subject: Redlands Hollow Subdivision
To whom it concerns,

My name is Sharon Sigrist | live at 2215 Dixon Ave. My husband, myself and
our neighbors are very concerned over the purposed rezoning of the land on
22 1/4 rd. to allow 6 residential homes to be built there. Our concerns are
traffic, and over crowding in one little area. There is plenty of open land
in this area, we do not need to crowd one street,on block one
neighborhood. Traffic is a problem already with people using Reed Mesa to
South Broadway as a short cut around the Redlands Parkway - Broadway
intersection. This short cut is probably uncontrollable but adding 30+
more vehicle trips a day by adding 6 homes can be prevented. Please do not
over crowd our neighborhood and further complicate the traffic problems in
these few little streets.

The builder states he wants to build high end homes, but what if he
doesn't? We will have low rent transient renters that are not healthy for
an established family neighborhood. He also, does not have to put in curb &
gutter. | realize the rest of the neighborhood does not have nor want, but
| am not convinced that is the right way to proceed. There is a huge water
run off problem already in this neighborhood, yes it only happens once or
twice a year but non the less | do not think just a retention pond is the
answer and could open a can of worms.

It is quiet here, we have had lots of new homes built in this area, they
have ALL been built on large lots EXCEPT what is being asked for here!

Sharon Sigrist
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From: Sharon Sigrist <sharonsigrist@gmail.com>
To: Scott Peterson <scottp@ci.grandjct.co.us>
Date: 5/24/2016 8:36 AM

Subject: Re: Redlands Hollow Subdivision

Scott, Please keep me up dated as to the Redlands Hollow Subdivision. Has
the builder submitted a plan? How many homes does he PLAN to build. Some
workers were out 2 weeks ago and they were very rude to the home owners
around the lot. They parked their equipment blocking driveways. One of my
neighbors came home with a new born & could not get to her drive. | do not
know where this lack of consideration is coming from but | hope that

changes, too. DO NOT CHANGE THE ZONING PLEASE!
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From: Ruth Reed <ruthreed2221@gmail.com>
To: <scottp@gjcity.org>
Date: 5/16/2016 3:07 PM

Subject: Redlands Hollow Subdivision

We do not need to change the zoning in our little enclave. | agree with
all of my neighbors for all of the reasons stated in their correspondence
that the zoning is fine just the way it is. No changes please.
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From: Audrey Mullis <yerdua6454@hotmail.com>
To: "scottp@gjcity.org" <scottp@gijcity.org>
Date: 5/31/2016 11:46 AM

Subject: Redlands Hollow Subdivision

Dear Mr. Peterson,

My name is Audrey Mullis, 2208 Mudgett St, GJ, CO 81507. | spoke with you by phone last
week. You requested that | put my concerns about the Redlands Hollow Subdivision in
writing. Although | now live west of the area on Mudgett St, | formerly lived at 517 22 1/4
Road for 25 years and am very familiar with the Reed Mesa Subdivision in general and thus
interested in preserving the rural atmosphere. My concerns are:

1 - Traffic...due to a full scale commercial Auto Repair operation that has somehow
developed (I assume illegally) at 519 Reed Mesa Drive, the traffic coming and going from
Broadway has increased substantially. There are as many as 20+ vehicles in the yard at
any given time, with trailers delivering and picking up these units on a daily basis. With only
Reed Mesa Drive and Mowry Drive for ingress & egress, the traffic situation is obviously
already strained. The addition of six more homes/families would add that much more.

2 - Property Values: The Reed Mesa Subdivision has grown considerably since we moved
here in 1969, but it has managed until recently to retain the rural atmosphere. Adding six
closely-packed homes would not only change that concept but in the process would also
lower property values. It might be reasonable to add 3 or 4 homes on that entire property
with lots similar in size to those adjacent to the property, but certainly not the development as
proposed.

Thank you,

Audrey Mullis

970-243-5184
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From: "Debbie Moesser" <dmoesser@bresnan.net>
To: <scottp@gjcity.org>
Date: 5/15/2016 12:35 PM

Subject: Redlands Hollow Subdivision
May 15, 2016
To Scott or Whom It May Concern,

My name is Debbie Moesser and | live at 2220 Claudia Ct. My neighbors and |
are VERY concerned over the purposed rezoning of the land on 22 V4 Rd,
allowing 6 residential homes to be built there. Our concerns are traffic

(there are too many SPEEDING down Reed Mesa now) and over crowing in one
little area. There is plenty of open land in this area. We do not need to

crowd one street is this neighborhood.

Traffic is a problem already with people using Reed Mesa, once again
SPEEDING, with kids playing, to South Broadway as a short cut around
Redlands Parkway — Broadway intersection. This short cut is probably
uncontrollable but adding 30+ more vehicle trips a day be adding 6 homes can
be prevented.

PLEASE do not over crowed our neighborhood and further complicate the
traffic problems on the little streets.

The builder says he wants to build high end homes, but what if he does not?
We will have low rent transient renters that are not healthy for an
established family neighborhood.

It is a quiet neighborhood.  The homes that have been built in the area
have been built on LARGE lots EXCEPT what is being asked for here!

PLEASE DO NOT LET HIM BUILD!

Thank you,

Debbie Moesser

2220 Claudia Ct.
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From: Sarah Livingston <sarah.m.livingston@gmail.com>
To: <scottp@gjcity.org>

Date: 7/2/2016 6:09 PM

Subject: Redlands hollow subdivision-rezoning

To whom it may concern,

My name is Sarah Livingston and | live at 517 22 1/4 at the end of the cul-de-sac, directly
across the street from the proposed Redlands Hollow Subdivision. | am in opposition to the
request to rezone 2.88 +/- acres from an R-2 to R-4 zone district. | am in opposition of this
rezoning for a few reasons:

1. The lot sizes will be significantly smaller therefore changing the fabric & historical
character of the neighborhood.

2. There is already a lot of traffic that turns around and my personal driveway because they
do not realize it is not a "thru street". | do not want six houses because this will cause even
more traffic.

3. The narrowness of our street will not allow for people to turn their cars around except in my
driveway.

4. Our view of the Book Cliffs will be obstructed.

5. It is highly likely that property tax will raise much higher due to the value of these homes
proposed (we were told they would be in the $400,000 range).

| understand that | cannot to stop the development of four homes, but | would like to stop the
development of six. These are the reasons that | oppose the rezoning of the Redlands hollow
subdivision.

Respectfully,
Sarah Livingston

Sent from my iPhone
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CITY OF GRAND JUNCTION, COLORADO
ORDINANCE NO.

AN ORDINANCE ZONING THE PROPOSED REDLANDS HOLLOW REZONE
TO R-4 (RESIDENTIAL - 4 DU/AC)

LOCATED AT 508 22 1/4 ROAD
Recitals:

After public notice and public hearing as required by the Grand Junction Zoning and
Development Code, the Grand Junction Planning Commission recommended approval of
zoning the proposed Redlands Hollow Subdivision to the R-4 (Residential — 4 du/ac) zone
district, finding that it conforms to and is consistent with the Future Land Use Map
designation of Residential Low Density and the Blended Residential Land Use Map category
of Residential Low Density of the Comprehensive Plan and the Comprehensive Plan’s goals
and policies and is generally compatible with land uses located in the surrounding area.

After public notice and public hearing, the Grand Junction City Council finds that the R-4
(Residential — 4 du/ac) zone district is in conformance with at least one of the stated criteria of
Section 21.02.140 of the Grand Junction Zoning and Development Code.

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION THAT:
The following property shall be zoned R-4 (Residential — 4 du/ac):

Lot 2, Krause Subdivision as identified in Reception # 1902961 in the Office of the Mesa
County Clerk and Recorder.

Introduced on first reading this day of , 2016 and ordered published in
pamphlet form.

Adopted on second reading this day of , 2016 and ordered published in
pamphlet form.

ATTEST:

City Clerk Mayor



